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We are pleased to provide you with the development tools and incentives outlined in 

this Adaptive Reuse Handbook.   

 

Los Angeles is a city of innovation and reinvention, and no city policy embodies those 

principles more than the Adaptive Reuse Ordinance.  The Adaptive Reuse Ordinance 

allows for the conversion of commercial buildings to new uses including apartments, 

condos, live/work lofts, retail and hotels. 

 

When buildings are brought back to life through adaptive reuse, they revitalize 

neighborhoods by preserving our historic architecture, creating new housing and mixed-

use opportunities, and increasing public safety.  Adaptive reuse enhances economic 

growth in urban and commercial cores. 

 

The Adaptive Reuse Ordinance originally focused on Downtown, and the results have 

been truly dramatic.  That success led us to expand adaptive reuse citywide, and it’s 

helping revitalize neighborhoods across the city.  

 

The Adaptive Reuse Team helps projects navigate through the permitting and 

development process as well as qualify for tax credits and other financial incentives.  

Please do not hesitate to contact them with any questions you may have or to receive 

any help that you need.  
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INTRODUCTION 

 

This handbook assembles in one location the regulations the City of Los Angeles has 

adopted to encourage “adaptive reuse”—the conversion of existing buildings to new 

residential uses, including apartments, condos, live/work units, and hotels.  

 

The City’s Adaptive Reuse Program works by streamlining the process developers must 

follow to get their projects approved, resulting in substantial time saving. The Program’s 

first component, a set of land use ordinances, relaxes parking, density, and other typical 

zoning requirements. Through fire and life safety measures, the Program’s second 

component provides flexibility in the approval and permitting process. 

 

Since the initial Adaptive Reuse Ordinance and fire and life safety measures went into 

effect in 1999, over 6,500 units have been completed, or are currently under 

construction. An additional 4,000 units are in the development pipeline.  Based on many 

successful downtown projects, in 2003 the City expanded the program to cover parts of 

Hollywood, Mid-Wilshire, Koreatown, Chinatown, Lincoln Heights and Central Avenue. 

A Zoning Administrator process was also established to enable case-by-case review of 

adaptive reuse projects citywide. In response to various questions raised by the 

development community, several clarifying interpretations were also issued, and the fire 

and life safety measures were updated.  

 

This handbook is organized into three parts: 

 

• The Program Summary highlights the Adaptive Reuse Program.  

 

• The Planning and Land Use section answers frequently asked questions. It 

includes an adaptive reuse projects filing guide and: 

 
· Maps of all designated incentive areas; 

· Land use ordinances adopted by the City (excerpts from the Los Angeles 

Municipal Code and a specific plan ordinance); and 

· Interpretations issued by the Chief Zoning Administrator and the Director 

of Planning. These interpretations clarify key parts of the land use 

ordinances. 

 

• The Fire and Life Safety section also answers frequently asked questions. It 

includes permitting guidelines and: 

 

· California Health and Safety Code Section 17958.11, which allows cities 

and counties to adopt alternative building standards for the conversion of 

commercial or industrial buildings to Joint Living and Work Quarters; and 

· Division 85 of the Los Angeles Building Code, which allows 

implementation of Section 17958.11 at the local level. 

 

The Adaptive Reuse Program is an essential element in the City’s strategy to revitalize 

communities and provide needed housing. We hope this handbook helps guide your 

project at every stage of the development process, from planning and permitting, 

through construction and inspection.





  
  

  

 

 

Adaptive Reuse Program Summary 
 

“Adaptive reuse” means adapting an existing economically obsolete building for a new 

more productive purpose.  The changes are substantial, physical alterations that modify 

the building’s original, intended use.  For the City of Los Angeles Adaptive Reuse 

Program, an adaptive reuse project means converting an existing building to new 

apartments, condos, live/work spaces, or hotel rooms. 

 

Incentive Areas: 

The City of Los Angeles has designated the following as adaptive reuse incentive areas: 

Downtown Los Angeles (Central City community plan area and the Figueroa 

Corridor economic development strategy area) 

 Hollywood redevelopment project area 

 Wilshire Center/Koreatown redevelopment project area (certain portions only) 

 Lincoln Heights and Chinatown 

 Central Avenue (between Vernon Avenue and the Santa Monica Freeway) 

Standards: 

Apartments, Condos and Live/Work Spaces The minimum size for each apartment, 

condo, and live/work space is 450 square feet.  The minimum average size for all 

apartments, condos and live/work spaces in a single building, or project, is 750 square 

feet. 

 

Hotel Rooms Each hotel room must include a toilet and bathing facilities.  There is no 

required minimum size or minimum average size for hotel rooms. 

 

Program Incentives: 

Density Underlying density restrictions are waived.  There is no limit on the number of 

apartments, condos, live/work spaces or hotel rooms permitted if the project complies 

with the standards specified above. 

 

Exceptions When an existing building is converted to an adaptive reuse project, non-

conforming floor area, setbacks and height are “grandfathered in” which means a 

variance is not required. 

 

Mezzanines Mezzanine spaces may be added, so long as they do not exceed one-third 

the size of the floor below and comply with the Code. 

 

Loading Space Not required. 

 

Parking No new parking spaces are required.  However, existing parking spaces must 

be maintained, but may be used for any on-site or off-site use.



  
  

Process: 

“By-Right” Entitlement If all of the following apply to your project, then you are 

automatically entitled to all program incentives: 

 Rental units 

 Inside a designated incentive area 

 Commercial zoning or R5 zoning (high density residential) 

 Building constructed before July 1, 1974 

 

If so, you need only apply for a building permit with the Department of Building and 

Safety and comply with the program’s construction guidelines.  A public hearing will not 

be required. 

 

Discretionary Review If any of the following apply to your project, then you must 

submit an application to the City Planning Department: 

 Condominium 

 Outside a designated incentive area 

 Industrial zoning 

 Building constructed on or after July 1, 1974  

 

A City Planning Department official will review your project and either grant, modify, or 

deny the program’s incentives.  If your project is a condominium, the Advisory Agency 

will review your project.  Otherwise, a Zoning Administrator will review your project. A 

pubic hearing may be held.  If your project has industrial zoning and is located outside 

an incentive area, then you are limited to Artist-In-Residence live/work spaces; please 

refer to the Los Angeles Zoning Code for further information. 

 

California Environmental Quality Act (CEQA): 

If your project requires discretionary review, then environmental clearance is required.  

Any project that involves the adaptive reuse of designated historically significant 

buildings, even if “by-right”, requires environmental clearance concerning the impact on 

historic features.  If your project is “by-right”, and does not involve the adaptive reuse of 

historically significant buildings, then environmental clearance is not required. 

 

Division 85: 

Division 85 of the Los Angeles Building Code provides your project with flexibility in 

meeting the following requirements:  

Building, Mechanical and Electrical code requirements 

 Disabled access compliance 

 Fire life safety regulations 

 Seismic (Structural) retrofit 
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 FREQUENTLY ASKED QUESTIONS 

City of Los Angeles Adaptive Reuse Zoning Incentives and Regulations 

 

 

What is an adaptive reuse project? 

Must I convert an entire building? 

What is a live/work unit? 

Which buildings are eligible? 

What is the difference between the City’s adaptive reuse regulations inside and 

outside downtown? 

Where do I file my application? 

What zoning incentives are available? 

What are the City’s adaptive reuse standards? 

Are adaptive reuse projects eligible for an affordable housing density bonus? 

Are adaptive reuse projects subject to the California Environmental Quality Act 

(CEQA)? 

 

What is an adaptive reuse project? 

An adaptive reuse project is the conversion of an eligible building to one or any 

combination of the following new residential uses:  

 

��Dwelling units (apartments or condos), 

��Joint living and work quarters (live/work units), or   

��Guest rooms (in hotels or motels). 

 

Must I convert an entire building? 

NO.  You may convert all or any portion of an eligible building to an adaptive reuse 

project.  The choice is yours.  No minimum number of units is required. 

 

What is a live/work unit? 

A live/work unit is a combined living and work unit that includes a kitchen and a 

bathroom.  The residential portion of the unit, including the sleeping area, kitchen, 

bathroom, and closet areas, occupies no more than 33 percent of the total floor area, 

and the living space is not separated from the work space.  Living and work spaces 

which are independently accessible from one another shall not be considered joint living 

and work quarters but rather a separate dwelling unit and a separate commercial work 

space. 

 

Which buildings are eligible? 

Eligible buildings are buildings constructed prior to July 1, 1974.  A building constructed 

on or after July 1, 1974 may also be eligible, but only if the building is at least five years 



 
  

 
 
 
 
 

  

old, and a Zoning Administrator determines that the building is no longer economically 

viable in its current use.   

 

Historically significant buildings are always eligible buildings.  To be considered 

historically significant, a building must be listed on the National Register of Historic 

Places, the California Register of Historical Resources, or the City of Los Angeles List of 

Historic-Cultural Monuments.  Contributing buildings in National Register Historic 

Districts or contributing structures in locally designated Historic Preservation Overlay 

Zones are also eligible buildings.  

 

What is the difference between the City’s adaptive reuse regulations inside and 

outside downtown? 

The regulations are the same, except for one main difference.  Inside the downtown 

incentive area, residential buildings that meet the criteria specified above are eligible 

buildings.  Outside of downtown, residential buildings are only eligible if “all the dwelling 

units, guest rooms or joint living and work quarters...were completely and continuously 

unoccupied from March 1, 2002 through and including the date an application for an 

Adaptive Reuse Project is filed...”   

 

(Reference: Section 4, Adaptive Reuse Incentive Areas Specific Plan; and Section 
12.24-X,1(a), Citywide Adaptive Reuse Ordinance.) 
 

Where do I file my application? 

The answer depends on the location, zone, or age of the building you wish to convert.  If 

your project is permitted by-right, file your application with the Department of Building 

and Safety.  If your project requires discretionary review, file your application with the 

Department of City Planning.  Consult the Adaptive Reuse Projects Applications Filing 

Guide to determine which. 

 

“By-right” means you are entitled to develop your project without special City review. 

However, you must comply with all other applicable City standards and building permit 

requirements. 

 

“Discretionary review” for adaptive reuse projects means that a Zoning Administrator 

may either approve, approve with conditions, or deny your application.  In some cases, 

the Zoning Administrator will conduct a public hearing.   

 

Condominium applications should be filed with the Department of City Planning’s 

Deputy Advisory Agency, Division of Land.  The Deputy Advisory Agency may approve 

your tract or parcel map, and also act as the Zoning Administrator on your application 

and grant all related adaptive reuse entitlements and incentives. 

 



 
  

 
 
 
 
 

  

What zoning incentives are available? 

By-right projects are entitled to receive the zoning incentives listed below without 

special City review.  For projects that require discretionary review, the Zoning 

Administrator or Deputy Advisory Agency may either approve, approve with conditions, 

or deny these incentives, depending on the circumstances of the case. 

 

Parking: No new parking spaces are required, but all existing on-site spaces 

must be maintained.  However, this existing parking may be used for any on-site 

or off-site use.  For example, you may reserve the parking exclusively for your 

residential tenants, or you may turn it into public parking. The choice is yours.  

City review and approval is not required. 

 

Exceptions: An eligible building’s existing floor area, lot line setbacks, and 

heights that do not conform to the regulations triggered by the conversion to an 

adaptive reuse project are “grandfathered in.”  City review and approval is not 

required. 

 

Mezzanines: New construction to accommodate mezzanine level space in an 

existing story is permitted.  The floor area of the new mezzanine level may not 

exceed 33 percent of the floor area of the room or space below. 

 

Loading space: If one does not exist, then it is not required.  

 

Density: Lot area standards are waived.  There is no limit on the number of 

apartments, live/work units, or guest rooms permitted in an adaptive reuse 

project, so long as no new floor area is added, and you comply with the minimum 

unit size standards described below. 

 

What are the City’s adaptive reuse standards? 

The minimum size for all new dwelling units or live/work units is 450 square feet.  The 

minimum average size for all of the units in an adaptive reuse project is 750 square feet.  

However, if you do not need the density incentive, then these standards do not apply.  

 

For example, let’s say your project’s zoning allows 75 units, but only 50 units can 

reasonably be accommodated in the building you wish to convert.  Again, because you 

do not need the density incentive, the unit size standards do not apply.  On the other 

hand, let’s say your project’s zoning only allows 30 units, but the building you wish to 

convert is large enough to accommodate 55 units.  You need the density incentive to 

convert the whole building.  In that case, you must comply with the unit size standards. 

These unit size standards do not apply to guest rooms.  However, each guest room 

must include a toilet and bathing facilities. 

 



 
  

 
 
 
 
 

  

Are adaptive reuse projects eligible for an affordable housing density bonus? 

Yes.  If you do not wish to use the adaptive reuse density incentive, then you may use 

an affordable housing density bonus pursuant to state law and City regulations. 

 

 

Are adaptive reuse projects subject to the California Environmental Quality Act 

(CEQA)? 

Adaptive reuse projects permitted “by-right” do NOT require environmental clearance, 

and may be issued permits by the Department of Building and Safety.  Projects subject 

to discretionary review DO require environmental clearance, in which case the 

Department of City Planning is the lead agency. 

 

Projects in historically significant buildings, even if permitted “by-right”, also require 

environmental clearance.  For projects in redevelopment areas, the Community 

Redevelopment Agency is the lead agency.  For projects outside redevelopment areas, 

the Department of City Planning is the lead agency. 
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Adaptive Reuse Ordinances 

(ARO) 

 

��Ordinance 172571 (Effective June 3, 1999) establishes Adaptive 

Reuse in Downtown area. 

 

��Ordinance 172572 (Effective June3, 1999) enters the definition of 

“joint living and work quarters” into the LA Zoning Code, as well as 

related professions. 

 

��Ordinance 174315 (Effective December 20, 2001) revises the 

Ordinance 172571 to enhance the “Definition of Adaptive Reuse 

Project”, and make other modifications/clarifications. 

 

��Ordinance 175038 (Effective February 9, 2003) expands “a slightly 

modified version” of the Adaptive Reuse Ordinance called “ Adaptive 

Reuse Incentive Areas Specific Plan” to Chinatown, Lincoln Heights, 

the Hollywood Community Redevelopment Project Area, certain 

portions of the Wilshire Center/Koreatown Community 

Redevelopment Project Area, and Central Avenue South of Freeway 

Number 10 and north of Vernon Avenue. 

 

��Ordinance 175587 (Effective December 1, 2003) corrects/modifies 

the definition of “Non-Residential Use” in Ordinance 175038. 

 

��Ordinance 175588 (Effective December 1, 2003) permits Adaptive 

Reuse Projects in the C and R5 Zones throughout the City, with 

Zoning Administrator’s approval. 

 

��Ordinance 176673 (Effective July 6, 2005) establishes the Fire Life 

Safety provisions of the Adaptive Reuse projects, as well as revising 

such provisions for the Artist-In-Residence units, in the Los Angeles 

Building Code. 

 

��ZA 2004-7710 (Dec. 21, 2004), DIR 2004-7708 (Dec. 21, 2004), 

ZA 2004-6824 (Nov. 5, 2004), and ZA 2003-2347 (May 2, 2003). 

 



     

     

 

 

 

 

 

 

 

 

 

 

 

 

DOWNTOWN INCENTIVE AREA 

 

 

Map of Downtown Project Area 

 

Excerpts from Los Angeles Municipal Code 

 

Section 12.22-A, 26 

Section 12.95.3-F, 1 (h) 

Section 12.24-X, 1 

 

Zoning Administrator Interpretations 

 

Case No. ZA 2003-2347 (ZAI) 

Case No. ZA 2 004-7710 (ZAI) 
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LOS ANGELES MUNICIPAL CODE  

SECTION 12.22-A, 26 

 

 Adopted by Ordinance No. 172,571, effective June 3, 1999 

 Amended by Ordinance No. 174,315, effective December 20, 2001 

Amended by Ordinance No. 175,588, effective December 1, 2003 

 

Clarified by the following Zoning Administrator’s Interpretations: 

Case No. ZA 2003-2347 (ZAI), dated May 2, 2003  

Case No. ZA 2004-7710 (ZAI), dated December 21,  

 

SUMMARY   

 

Section 12.22-A, 26 provides incentives for adaptive reuse projects in the Downtown 

Incentive Area. It includes the following main provisions: 

 

�� Rental adaptive reuse projects are permitted by-right in the “C” commercial and “R5" 

multi-family residential zones in buildings constructed prior to July 1, 1974. 

 

�� Eligible residential buildings may be converted to adaptive reuse projects. 

 

�� The incentives for rental and condominium adaptive reuse projects are the same.   

However, condominium adaptive reuse projects require subdivision approval. 

Applicants planning condominium adaptive reuse projects are advised to first file with 

the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning 

Administrator who has the authority to grant all of the incentives available through 

the Downtown Adaptive Reuse Ordinance to “for sale” adaptive reuse projects. 

 

TEXT OF EXCERPT FROM LAMC 

 

26.  Downtown Adaptive Reuse Projects. 

 

(a)  Purpose.  The purpose of this Subdivision is to revitalize the Greater Downtown 

Los Angeles Area and implement the General Plan by facilitating the conversion of older, 

economically distressed, or historically significant buildings to apartments, live/work units or 

visitor-serving facilities.  This will help to reduce vacant space as well as preserve 

Downtown’s architectural and cultural past and encourage the development of a live/work 

and residential community Downtown, thus creating a more balanced ratio between 

housing and jobs in the region’s primary employment center.  This revitalization will also 

facilitate the development of a "24-hour city” and encourage mixed commercial and 

residential uses in order to improve air quality and reduce vehicle trips and vehicle miles 

traveled by locating residents, jobs, hotels and transit services near each other. 



     

     

 

(b)  Application.  If the provisions of Subparagraph (2) of Paragraph (h) and of 

Subparagraphs (1), (2) or (3) of Paragraph (j) of this subdivision conflict with those of any 

specific plan, supplemental use district, “Q” condition, “D” limitation, or citywide regulation, 

any of which were adopted or imposed by City action prior to the effective date of this 

ordinance, then this Subdivision shall prevail. 

 

(c)  Definition of Adaptive Reuse Project.  Notwithstanding any other provisions of 

this chapter to the contrary, for the purposes of this subdivision, an Adaptive Reuse Project 

is any change of use to dwelling units, guest rooms, or joint living and work quarters in all or 

any portion of any eligible building. 

 

(d)  Eligible Buildings.  The provisions of this subdivision shall apply to Adaptive 

Reuse Projects in all or any portion of the following buildings in the CR, C1, C1.5, C2, C4, 

C5, CM and R5 Zones in the Downtown Project Area: 

 

(1)  Buildings constructed in accordance with building and zoning codes in 

effect prior to July 1, 1974.  A Certificate of Occupancy, building permit, or other suitable 

documentation may be submitted as evidence to verify the date of construction. 

 

(2)  Buildings constructed in accordance with building and zoning codes in 

effect on or after July 1, 1974, if: 

 

(i)  Five years have elapsed since the date of issuance of final 

Certificates of Occupancy; and 

 

(ii)  A Zoning Administrator finds that the building is no longer 

economically viable in its current uses or uses, pursuant to Section 12.24 X 

1(c). 

 

(3)  Buildings designated on the National Register of Historic Places, 

the California Register of Historical Resources, or the City of Los Angeles List 

of Historic-Cultural Monuments.  Contributing Buildings in National Register 

Historic Districts or Contributing Structures in Historic Preservation Overlay 

Zones (HPOZ) established pursuant to Section 12.20.3 of this Code are also 

eligible buildings. 

 

(e)  M Zones.  The Zoning Administrator may, upon application, permit 

Adaptive Reuse Projects in all or any portion of buildings in the MR1, MR2, M1, M2 

and M3 zones in the Downtown Project Area, pursuant to Section 12.24 X 1(b). 

 

(f) Floor Area Averaging.  The Zoning Administrator may, upon application, 

permit floor area averaging in unified Adaptive Reuse Projects, pursuant to Section 

12.24 X 1(d). 



     

     

 

(g)  Downtown Project Area.  The Downtown Project Area includes the 

following areas: 

 

(1)  The Central City Community Plan Area as shown on the General 

Plan of the City of Los Angeles; and 

 

(2)  All that real property in the City of Los Angeles, described by the 

following boundary lines:  Bounded northerly by the centerline of Freeway 

Number 10 (commonly called the Santa Monica Freeway); bounded southerly 

by the centerline of Vernon Avenue; bounded easterly and southeasterly by 

the following centerline courses: beginning at the intersection of the 

Santa Monica Freeway and Grand Avenue, then southerly along Grand 

Avenue to the most easterly line of Freeway Number 110 (commonly called 

the Harbor Freeway), then southerly along that right of way to the centerline of 

Martin Luther King, Jr. Boulevard, then easterly along Martin Luther King, Jr. 

Boulevard to the centerline of Grand Avenue, then southerly along Grand 

Avenue to the centerline of Vernon Avenue.  Bounded westerly and 

northwesterly by the following centerline courses:  beginning at the 

intersection of Vermont Avenue and Vernon Avenue, then northerly along 

Vermont Avenue to Jefferson Boulevard, then easterly along Jefferson 

Boulevard to University Avenue, then northerly along University Avenue to 

28th Street, then westerly along 28th Street to Severance Street, then 

northerly along Severance Street to Adams Boulevard, then westerly along 

Adams Boulevard to Scarff Street, then northerly along Scarff Street to 23rd 

Street, then southerly along 23rd Street to Bonsallo Avenue, then northerly 

along Bonsallo Avenue to Washington Boulevard, then westerly along 

Washington Boulevard to Oak Street, then northerly along Oak Street and its 

northerly prolongation to the Santa Monica Freeway. 

 

(h)  Incentives.  Notwithstanding any other provisions of this chapter to the 

contrary, Adaptive Reuse Projects shall be entitled to the incentives set forth below.  

Except for the provision concerning mezzanines set forth in Subparagraph (1) below, 

these incentives shall not apply to any new floor area that is added to an Adaptive 

Reuse Project. 

 

(1)  Mezzanines.  Loft spaces in joint living and work quarters, dwelling 

units and guest rooms which do not exceed more than 33 percent of the floor 

area of the space below shall not be considered new floor area.  Mezzanines 

may be included in the calculation of floor area for the purpose of determining 

compliance with the standards set forth in Paragraph (i) of this subdivision. 

 

(2)  Density.  Dwelling units, joint living and work quarters and guest 

rooms shall not be subject to the lot area requirements of the zone or height 

district. 



     

     

 

(3)  Off-Street Automobile Parking.  The required number of parking 

spaces shall be the same as the number of spaces that existed on the site on 

June 3, 1999, and shall be maintained and not reduced.  Adaptive Reuse 

Projects shall otherwise be exempt from the provisions of Section 12.21 A 

4(m) of this Code. 

 

(4)  Mini-Shopping Center and Commercial Corner Development 

Regulations.  Adaptive Reuse Projects shall be exempt from the 

mini-shopping center and commercial corner development regulations set 

forth in Section 12.22 A 23. 

 

(5)  Site Plan Review.  Adaptive Reuse Projects shall be exempt from 

the requirements for Site Plan Review set forth in Section 16.05. 

 

(6)  Loading Space.  Where an existing loading space is provided, the 

provisions of Section 12.21 C 6(h) shall apply.  If no loading spaces exist, 

then a loading space shall not be required in conjunction with the 

development of an Adaptive Reuse Project. 

 

(i)  Standards.  Adaptive Reuse Projects permitted pursuant to this 

subdivision shall be developed in compliance with the following standards: 

 

(1)  Dwelling Units and Joint Living and Work Quarters.  The 

minimum floor area for new dwelling units and joint living and work quarters 

shall be 450 square feet.  Floor area shall not include hallways or other 

common areas, or rooftops, balconies, terraces, fire escapes, or other 

projections or surfaces exterior to the walls of the building.  The floor area of 

both the living space and the work space shall be combined to determine the 

size of joint living and work quarters. 

 

The average floor area, as defined above, of all the dwelling units and 

joint living and work quarters in the building, including those that existed prior 

to the effective date of this ordinance, shall be at least 750 square feet.  That 

minimum average size shall be maintained and not reduced. 

 

(2)  Guest Rooms.  Guest rooms shall include a toilet and bathing 

facilities. 

 

(j)  Exceptions.  Notwithstanding the nonconforming provisions of 

Section 12.23, the following exceptions shall apply to the buildings in which Adaptive 

Reuse Projects are located.  These exceptions shall also apply to any building in 

which new floor area or height was added or observed yards changed on or after 

July 1, 1974, as evidenced by a valid Certificate of Occupancy. 



     

     

 

(1)  Floor Area.  Existing floor area which exceeds that permitted by 

the zone, height district, specific plan, supplemental use district, or any other 

land use regulation shall be permitted. 

 

(2)  Height.  Existing height which exceeds that permitted by the zone, 

height district, specific plan, supplemental use district, or any other land use 

regulation shall be permitted. 

 

(3)  Yards.  Existing observed yards which do not meet the yards 

required by the zone, height district, specific plan, supplemental use district, 

or any other land use regulation shall be permitted. 

 

(k)  Uses.  Notwithstanding the nonconforming provisions of Section 12.23, 

dwelling units, guest rooms, and joint living and work quarters shall be permitted in 

Adaptive Reuse Projects, so long as the use is permitted by the underlying zone. 



     

     

 

LOS ANGELES MUNICIPAL CODE  

SECTION 12.95.3-F, 1 (h) 

 

Adopted by Ordinance No. 172,571, effective June 3, 1999 

 

SUMMARY 

 

Section 12.95.3-F, 1 (h) establishes a parking incentive for condominium adaptive reuse 

projects. 

 

TEXT OF EXCERPT FROM LAMC 

 

(h) Notwithstanding any other provisions of this chapter to the contrary, the 

required number of parking spaces in Adaptive Reuse Projects in the Downtown 

Project Area pursuant to Section 12.22-A, 26 shall be the same as the number of 

spaces that existed on the site as of the effective date of this ordinance (June 3, 

1999) and shall be maintained and not reduced. Adaptive Reuse Projects shall be 

otherwise exempt from the provisions of Section 12.21-A, 4 (m) of this Code. 

 



     

     

 LOS ANGELES MUNICIPAL CODE 

SECTION 12.24-X, 1 

 

 Adopted by Ordinance No. 172,571, effective June 3, 1999 

 Amended by Ordinance No. 174,315, effective December 20, 2001 

Amended by Ordinance No. 175,588, effective December 1, 2003 

 

Clarified by the following Zoning Administrator’s Interpretation: 

Case No. ZA 2004-7710 (ZAI), dated December 21, 2004 

 

SUMMARY  

 

Section 12.24-X, 1 enables a Zoning Administrator to approve adaptive reuse projects, as 

discussed below. This ordinance does not apply to adaptive reuse projects in any of the 

areas set forth in the Adaptive Reuse Incentive Areas Specific Plan, Ordinance No. 

175,038. 

 

�� Inside the Downtown Project Area:  
 

�� Adaptive reuse projects in the “M” manufacturing zones require a Zoning 

Administrator’s review and approval. 

 

�� Eligible residential buildings may be converted to adaptive reuse projects. 

   

�� Outside the Downtown Project Area:  
 

�� Adaptive reuse projects in the “C” commercial and “R5" multi-family residential 

zones require a Zoning Administrator’s review and approval. 

 

�� Eligible residential buildings may be converted to adaptive reuse projects, but 

only if they have been completely and continuously vacant since March 1, 

2002. 

 

�� Inside and Outside the Downtown Project Area:  
 

�� Buildings constructed on or after July 1, 1974, must be at least five years old. 

A Zoning Administrator must also find that such buildings are no longer 

economically viable in their current use or uses. 

 

�� The incentives for rental and condominium adaptive reuse projects are the 

same. However, condominium adaptive reuse projects require subdivision 

approval. Applicants planning condominium adaptive reuse projects are 

advised to first file with the Deputy Advisory Agency. The Deputy Advisory 

Agency is also a Zoning Administrator who has the authority to grant all of the 

incentives available through the Citywide Adaptive Reuse Ordinance to “for 

sale” adaptive reuse projects. 



 
     

     

TEXT OF EXCERPT FROM LAMC 

 

1.  Adaptive Reuse Projects. A Zoning Administrator may, upon application, permit 

Adaptive Reuse Projects pursuant to this subdivision. Except that, the provisions of this 

subdivision shall not apply to those areas set forth in the Adaptive Reuse Incentive Areas 

Specific Plan, Ordinance No. 175,038.  Furthermore, the provisions of this subdivision shall 

not apply to the M zones outside the Downtown Project Area. The boundaries of the 

Downtown Project Area are described in Section 12.22 A 26 (g) of the Code. 

 

In conformance with Paragraph (b) below, the Zoning Administrator may permit 

Adaptive Reuse Projects in the M zones inside the Downtown Project Area. Outside the 

Downtown Project Area, the Zoning Administrator may permit Adaptive Reuse Projects in 

the C and R5 zones.  

 

  In conformance with Paragraph (c) below, the Zoning Administrator may permit 

Adaptive Reuse Projects in the C and R5 zones in all or any portion of a building 

constructed on or after July 1, 1974,  inside the Downtown Project Area.    

 

In conformance with Paragraph (d) below, the Zoning Administrator may permit floor 

area averaging in unified Adaptive Reuse Projects in the C, M and R5 zones inside the 

Downtown Project Area. Outside the Downtown Project Area, the Zoning Administrator may 

permit this floor area averaging in the C and R5 zones.  

 

  (a) Definitions.  The definition of “Adaptive Reuse Project” set forth in 

Section12.22 A 26 (c) of the Code shall apply inside the Downtown Project Area. 

Outside the Downtown Project Area, the following definitions shall apply: 

 

Adaptive Reuse Project is any change of an existing Non- Residential  

Use to new dwelling units, guest rooms, or joint living and work quarters in all or 

any portion of any eligible building. 

 

Non-Residential Use means any use other than dwelling units, guest 

rooms, or joint living and work quarters.  Except that, if all the dwelling units, 

guest rooms or joint living and work quarters in an eligible building were 

completely and continuously unoccupied from March 1, 2002 through and 

including the date an application for an Adaptive Reuse Project is filed pursuant 

to this subdivision, then those units, rooms or quarters shall be considered to be 

a Non-Residential Use.  

    

   (b) C, M and R5 Zones. The following shall apply to Adaptive Reuse 

Projects in the MR1, MR2, M1, M2 and M3 zones inside the Downtown Project 

Area; and to such projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 zones 

outside the Downtown Project Area:     

 

(1) Eligible Buildings.  A Zoning Administrator shall only permit 

Adaptive Reuse Projects in the following buildings: 

 

(i) Buildings constructed in accordance with building and zoning 

codes in effect prior to July 1, 1974.  A Certificate of Occupancy, 



 
     

     

building permit, or other suitable documentation may be submitted as 

evidence to verify the date of construction. 

 

(ii) Buildings constructed in accordance with building and zoning 

codes in effect on or after July 1, 1974, if:  five years have elapsed 

since the date of issuance of final Certificates of Occupancy; and the 

Zoning Administrator finds that the building is no longer economically 

viable in its current use or uses. 

 

In making this finding, the Zoning Administrator shall consider 

the building’s past and current vacancy rate, existing and previous 

uses, and real estate market information.  The Zoning Administrator 

may require the applicant to submit independently verified 

documentation. 

 

(iii) Buildings designated on the National Register of Historic 

Places, the California Register of Historical Resources, or the City of 

Los Angeles List of Historic-Cultural Monuments.  Contributing 

Buildings in National Register Historic Districts or Contributing 

Structures in Historic Preservation Overlay Zones (HPOZ) established 

pursuant to Section 12.20.3 of this Code are also eligible buildings. 

 

(2)  Incentives and Exceptions.  The Zoning Administrator may grant, 

modify or deny some or all of the incentives set forth in Section 12.22 A 26 (h), or 

some or all of the exceptions set forth in Section 12.22 A 26 (j), to Adaptive Reuse 

Projects proposed pursuant to this subdivision. Furthermore, the Zoning 

Administrator shall have the authority to grant any other incentives or exceptions 

from the Code required to permit Adaptive Reuse Projects proposed pursuant to this 

subdivision, including but not limited to the authority to permit dwelling units, guest 

rooms and joint living and work quarters in Adaptive Reuse Projects, notwithstanding 

the nonconforming provisions of Section 12.23 of the Code. 

 

   (3) Findings and Conditions for the C and R5 Zones. If the Adaptive 

Reuse Project is in the CR, C1, C1.5, C2, C4, C5, CM or R5 zones outside the 

Downtown Project Area, then the Zoning Administrator shall find that the 

Adaptive Reuse Project complies with the standards for dwelling units, guest 

rooms and joint living and work quarters set forth in Section 12.22 A 26 (i).  

Exception: This finding is not required if the Zoning Administrator does not grant 

the density incentive set forth in Section 12.22 A 26 (h) (2).  

 

   Before approving a reduced parking incentive pursuant to Subparagraph (2) 

above, the Zoning Administrator shall also find that the surrounding area will not 

be adversely affected by overflow parking or traffic congestion originating or 

terminating at the site of the Adaptive Reuse Project. 

 

(4) Findings and Conditions for the M Zones.  If the Adaptive Reuse 

Project is in the MR1, MR2, M1, M2 or M3 zones inside the Downtown Project 

Area, then the Zoning Administrator shall: 

 

(i) Require that one or more signs or symbols of a size and 

design approved by the Fire Department are placed by the applicant at 



 
     

     

designated locations on the exterior of each Adaptive Reuse Project to 

indicate the presence of residential uses; 

 

  (ii) Limit the occupations permitted in joint living and work 

quarters to the following: accountants; architects; artists and artisans; 

attorneys; computer software and multimedia related professionals; 

consultants; engineers; fashion, graphic, interior and other designers; 

insurance, real estate and travel agents; photographers and similar 

occupations; 

 

(iii) Find that the Adaptive Reuse Project complies with the 

standards for dwelling units, guest rooms, and joint living and work 

quarters set forth in Section 12.22 A 26 (i);  

 

(iv) Find that the uses of property surrounding the proposed 

location of the Adaptive Reuse Project will not be detrimental to the 

safety and welfare of prospective residents; and 

 

(v) Find that the Adaptive Reuse Project will not displace viable 

industrial uses. 

 

(c) Buildings constructed on or after July 1, 1974.  The provisions of 

Section 12.22 A 26 shall apply to Adaptive Reuse Projects in all or any portion of a 

building constructed on or after July 1, 1974, in the CR, C1, C1.5, C2, C4, C5, CM, 

or R5 zones inside the Downtown Project Area if: five years have elapsed since the 

date of issuance of final Certificates of Occupancy; and a Zoning Administrator finds 

that the building is no longer economically viable in its current use or uses. 

 

In making this finding, the Zoning Administrator shall consider the building’s 

past and current vacancy rate, existing and previous uses, and real estate market 

information. The Zoning Administrator may require the applicant to submit 

independently verified documentation. 

 

(d) Floor Area Averaging.  The following shall apply to applications to permit 

floor area averaging in unified Adaptive Reuse Projects in the CR, C1, C1.5, C2, C4, 

C5, CM, MR1, MR2, M1, M2, M3, or R5 zones inside the Downtown Project Area; 

and to such applications in the CR, C1, C1.5, C2, C4, C5, CM, or R5 zones outside 

the Downtown Project Area.  

 

The Zoning Administrator may permit averaging of floor area in unified 

Adaptive Reuse Projects for purposes of determining compliance with the 750 

square foot minimum average unit size standard for dwelling units and joint living 

and work quarters, as set forth in Section 12.22 A 26 (i).  For purposes of this 

subdivision, a unified Adaptive Reuse Project means an Adaptive Reuse Project 

composed of two or more buildings, so long as the Project has all of the following 

characteristics: (a) functional linkages, such as pedestrian or vehicular connections; 

(a) common architectural and landscape features, which constitute distinctive design 

elements of the project; and (c) a unified appearance when viewed from adjoining  



 
     

     

streets.  Unified Adaptive Reuse Projects may include lots that abut or are separated 

only by an alley or are located across the street from any portion of each other. 

 

Individual buildings may fall below the minimum average unit size standard, 

so long as the average size of all the dwelling units and joint living and work quarters 

in the unified Adaptive Reuse Project is at least 750 square feet, and no dwelling unit 

or joint living and work quarters is less than 450 square feet in area.  The Zoning 

Administrator shall determine whether a Project meets the definition of a unified 

Adaptive Reuse Project as set forth above.  All owners of the property requesting 

floor area averaging must sign the application.  A current title search shall be 

submitted with the application to insure that all required persons have signed the 

application. 

 

If the Zoning Administrator approves the floor area averaging, then all owners 

of the property requesting floor area averaging and all owners of each lot contained 

in the unified Adaptive Reuse Project shall execute and record an affidavit.  A copy 

of each executed and recorded affidavit shall be filed with the Office of Zoning 

Administration.  Each affidavit shall run with the land, be approved by the Zoning 

Administrator prior to the issuance of any building permits, and shall guarantee the 

following: (1) The use of any floor area converted to dwelling units or joint living and 

work quarters shall be maintained and not changed; and (2) The number of these 

units or quarters approved by the Zoning Administrator shall not be increased. 

 

 (e) Procedures.  An application for permission pursuant to this subdivision 

shall follow the procedures for adjustments set forth in Section 12.28 C 1, 2, and 3.  

However, the Zoning Administrator may waive the public hearing required in that 

section if the owners of all properties abutting, across the street or alley from, or 

having a common corner with the building have expressed in writing no objections to 

the Adaptive Reuse Project. 
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ADAPTIVE REUSE INCENTIVE AREAS SPECIFIC PLAN 

 

Adopted by Ordinance No. 175,038, effective February 9, 2003 

Amended by Ordinance No. 175,587, effective December 1, 2003 

 

Clarified by the following Director of Planning Interpretation: 

Case No. DIR 2004-7708 (DI), dated December 21, 2004 

 

SUMMARY   

 

The Adaptive Reuse Incentive Areas Specific Plan applies to adaptive reuse projects in the 

following designated incentive areas: (1) Chinatown, Lincoln Heights, and Central Avenue 

south of Freeway Number 10 and north of Vernon Avenue; (2) the Hollywood Community 

Redevelopment Project Area; and (3) certain portions of the Wilshire Center/Koreatown 

Community Redevelopment Project Area.  The specific plan includes the following main 

provisions: 

 

�� Rental adaptive reuse projects are permitted by-right in the “C” commercial and “R5" 

multi-family residential zones in buildings constructed prior to July 1, 1974. 

 

�� Adaptive reuse projects in buildings constructed on or after July 1, 1974, must be at 

least five years old.  A Zoning Administrator must also find that such buildings are no 

longer economically viable in their current use or uses. 

 

�� Adaptive reuse projects in the “M” manufacturing zones require a Zoning 

Administrator’s review and approval. 

 

�� Eligible residential buildings that have been completely and continuously vacant 

since March 1, 2002, may be converted to adaptive reuse projects.  

 

�� The incentives for rental and condominium adaptive reuse projects are the same.  

However, condominium adaptive reuse projects require subdivision approval. 

Applicants planning condominium adaptive reuse projects are advised to first file with 

the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning 

Administrator who has the authority to grant all of the incentives available through 

the Adaptive Reuse Incentive Areas Specific Plan to “for sale” adaptive reuse 

projects. 

 

TEXT OF THE SPECIFIC PLAN 

 

Section 1.  ESTABLISHMENT OF THE SPECIFIC PLAN.  The City Council hereby 

establishes the Adaptive Reuse Incentive Areas Specific Plan applicable to the following 

areas: 



 
     

     

 

A.   Chinatown and Lincoln Heights.  All that real property in the City of 

Los Angeles, described by the following boundary lines:  beginning at the point of 

intersection of the center lines of Freeway Number 110 (commonly called the Harbor 

Freeway) and Cesar E. Chavez Avenue, then northeasterly along the center line of 

the Harbor Freeway to its intersection with Pasadena Avenue, then southwesterly 

along Pasadena Avenue to Avenue 26, then easterly along Avenue 26 to Workman 

Street, then southerly along Workman Street to easterly along the real property 

fronting on the north side of Broadway between Workman Street and Sichel Street, 

then southerly along Sichel Street to Broadway, then westerly along Broadway to 

Daly Street, then southerly along Daly Street to its intersection with North Main 

Street, then westerly, northwesterly and southwesterly along Main Street to its 

intersection with the centerline of Cesar E. Chavez Avenue, and then northwesterly 

along the centerline to the point of beginning; and 

 

B.  Hollywood Community Redevelopment Project Area.  All that real property in 

the City of Los Angeles within the boundaries of the Hollywood Redevelopment 

Project Area, as legally described in Exhibit B of the Hollywood Redevelopment Plan 

adopted by the City Council on May 7, 1986; and 

 

C.  Wilshire Center/Koreatown Community Redevelopment Project Area.  All 

that real property in the City of Los Angeles within the boundaries of the Wilshire 

Center/Koreatown Redevelopment Project Area, as legally described in Exhibit 2 of 

the Wilshire Center/Koreatown Redevelopment Plan adopted by the City Council on 

December 13, 1995, but excluding the following portions of the project area:  all that 

real property southerly of Olympic Boulevard to its intersection with Serrano Avenue, 

easterly of Serrano Avenue to its intersection with 8th Street, and southerly of 8th 

Street.  Notwithstanding this exclusion, the following portions of the project area shall 

be an Adaptive Reuse Incentive Area:  all real property with frontage along the south 

side of Olympic Boulevard to its intersection with Serrano Avenue; along the east 

side of Serrano Avenue from its intersection with Olympic Boulevard northerly to 8th 

Street; and along the south side of 8th Street; and 

 

D.  Central Avenue.  All that real property in the City of Los Angeles with frontage 

on both sides of Central Avenue southerly of Freeway Number 10 (commonly called 

the Santa Monica Freeway) and northerly of Vernon Avenue. 

 

Sec. 2.  PURPOSE.  The purpose of this Specific Plan is to implement the General 

Plan by facilitating the conversion of older, economically distressed, or historically 

significant buildings to apartments, live/work units or visitor-serving facilities.  This will help 

to reduce vacant space as well as preserve the City’s architectural and cultural past and 

encourage the development of live/work and residential communities in the City’s 

commercial and industrial centers and corridors, thus creating a more balanced ratio 

between housing and jobs.  This revitalization will also facilitate and  



 
     

     

encourage mixed commercial and residential uses in order to improve air quality and 

reduce vehicle trips and vehicle miles traveled by locating residents, jobs, hotels and transit 

services near each other. 

 

Sec. 3.  RELATIONSHIP TO PROVISIONS OF THE LOS ANGELES MUNICIPAL 

CODE AND OTHER REGULATIONS.   

 

A.  If the provisions of this Specific Plan conflict with those of the Los Angeles 

Municipal Code (“Code”), then this Specific Plan shall prevail.  In addition, if the 

provisions of this Specific Plan conflict with any Citywide regulation, height district, 

zone, zoning ordinance, “Q” condition, or “D” limitation, any of which were adopted or 

imposed by City action prior to March 1, 2003, then this Specific Plan shall prevail.  If 

the provisions of this Specific Plan conflict with those of any historic preservation 

overlay zone, any other specific plan, or supplemental use district, then the 

provisions of the historic preservation overlay zone, other specific plan, or 

supplemental use district shall prevail.  Notwithstanding that limitation, if the 

provisions of this Specific Plan conflict with the provisions of the Vermont-Western 

Station Neighborhood Area Plan, Ordinance No. 173,749, then the provisions of this 

Specific Plan shall prevail. 

 

B.  Notwithstanding the provisions of Section 11.5.7 of the Code to the contrary, no 

project permit compliance review shall be required for an Adaptive Reuse Project 

permitted pursuant to this Specific Plan. 

 

Sec. 4.  DEFINITIONS.   Whenever the following terms are used in this Specific 

Plan, they shall be construed as defined in this Section.  Words and phrases not defined 

herein shall be construed as defined in Sections 12.03 and 12.20.3 of the Code, if defined 

therein: 

 

Adaptive Reuse Project is any change of an existing Non-Residential Use to 

new dwelling units, guest rooms, or joint living and work quarters in all or any portion 

of any Eligible Building. 

 

Eligible Building means:  (1) any Historically Significant Building; (2) any 

building constructed in accordance with building and zoning codes in effect prior to 

July 1, 1974; and (3) any building constructed in accordance with building and 

zoning codes in effect on or after July 1, 1974, that the Zoning Administrator finds 

meets the eligibility criteria set forth in Section 6 C below.  A certificate of occupancy, 

building permit, or other suitable documentation may be submitted as evidence to 

verify the date of construction. 

 

Historically Significant Building is any building on the City of Los Angeles 

List of Historic-Cultural Monuments; any building listed in, or determined by the 

appropriate governmental agency to be eligible for listing in,  



 
     

     

the California Register of Historical Resources; any building listed in, or determined 

by the appropriate governmental agency to be eligible for listing in, the National 

Register of Historic Places; any building listed as, or determined by the appropriate 

governmental agency to be eligible for listing as, a contributing building in a National 

Register Historic District; or any building identified as a contributing structure in an 

Historic Preservation Overlay Zone (HPOZ) established pursuant to Section 12.20.3 

of the Code. 

 

Non-Residential Use means any use other than dwelling units, guest rooms 

or joint living and work quarters.  Except that, if all the dwelling units, guest rooms or 

joint living and work quarters in an Eligible Building were completely and 

continuously unoccupied from March 1, 2002 through and including the date an 

application for an Adaptive Reuse Project is filed pursuant to this Specific Plan, then 

those units, rooms or quarters shall be considered to be a Non-Residential Use.  

 

Unified Adaptive Reuse Project is an Adaptive Reuse Project composed of 

two or more Eligible Buildings, so long as the Project has all of the following 

characteristics, as determined by the Zoning Administrator pursuant to Section 6 D 

below:  (1) functional linkages, such as pedestrian or vehicular connections; (2) 

common architectural and landscape features, which constitute distinctive design 

elements of the Project; and (3) a unified appearance when viewed from adjoining 

streets.  Unified Adaptive Reuse Projects may include lots that abut or are separated 

only by an alley or are located across the street from any portion of each other. 

 

Sec. 5.  REGULATIONS.  The following regulations shall apply to Adaptive Reuse 

Projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 Zones in Adaptive Reuse Incentive 

Areas.  The Zoning Administrator may, upon application, permit Adaptive Reuse Projects in 

the MR1, MR2, M1, M2 and M3 zones in Adaptive Reuse Incentive Areas pursuant to 

Section 6 A below.  In addition, the Zoning Administrator may, upon application, permit floor 

area averaging in Unified Adaptive Reuse Projects, pursuant to Section 6 D below. 

 

A.  Incentives.  Adaptive Reuse Projects shall be entitled to the six incentives 

set forth below.  Except for the first incentive concerning mezzanines,  these 

incentives shall not apply to any new floor area that is added to an Adaptive Reuse 

Project. 

 

(1)  Mezzanines.  Loft spaces in joint living and work quarters, dwelling 

units and guest rooms that do not exceed more than 33 percent of the floor 

area of the space below shall not be considered new floor area.  Mezzanines 

may be included in the calculation of floor area for the purpose of determining 

compliance with the standards set forth in Subsection B (1), below. 



 
     

     

 

(2)  Density.  Dwelling units, joint living and work quarters and guest 

rooms shall not be subject to the lot area requirements of the zone or height 

district. 

 

(3)  Off-Street Automobile Parking.  The required number of parking 

spaces shall be the same as the number of spaces that existed on the site on 

March 1, 2003, and shall be maintained and not reduced.  Adaptive Reuse 

Projects shall otherwise be exempt from the provisions of Section 12.21 A 

4(m) of the Code. 

 

(4)  Mini-Shopping Center and Commercial Corner Development 

Regulations.  Adaptive Reuse Projects shall be exempt from the 

mini-shopping center and commercial corner development regulations set 

forth in Section 12.22 A 23 of the Code. 

 

(5)  Site Plan Review.  Adaptive Reuse Projects shall be exempt from 

the requirements for Site Plan Review set forth in Section 16.05 of the Code. 

 

(6)  Loading Space.  Where an existing loading space is provided, the 

provisions of Section 12.21 C 6 (h) of the Code shall apply.  If no loading 

spaces exist, then a loading space shall not be required in conjunction with 

the development of an Adaptive Reuse Project. 

 

B.  Standards.  If the developer of an Adaptive Reuse Project decides to use 

the density incentive set forth in Subsection A (2) above, then the project must be 

developed in compliance with the following standards: 

 

(1)  Dwelling Units and Joint Living and Work Quarters.  The 

minimum floor area for new dwelling units and joint living and work quarters 

shall be 450 square feet, provided however, that the average floor area of all 

such units and quarters in a single Eligible Building,  including those that 

existed prior to March 1, 2003, shall be at least 750 square feet.  That 

minimum average size shall be maintained and not reduced. 

 

Floor area, as defined in Section 12.03 of the Code, shall also not 

include hallways or other common areas.  The floor area of both the living 

space and the work space shall be combined to determine the size of joint 

living and work quarters. 

 

(2)  Guest Rooms.  Guest rooms shall include a toilet and bathing 

facilities. 



 
     

     

 

C.  Exceptions.  Notwithstanding the nonconforming provisions of 

Section 12.23 of the Code, the following exceptions shall apply to the Eligible 

Buildings in which Adaptive Reuse Projects are located.  These exceptions shall also 

apply to any Eligible Building in which new floor area or height was added or 

observed yards changed on or after July 1, 1974, as evidenced by a valid certificate 

of occupancy. 

 

(1)  Floor Area.  Existing floor area exceeding that permitted by the 

zone, height district, specific plan, supplemental use district, or any other land 

use regulation shall be permitted. 

 

(2)  Height.  Existing height exceeding that permitted by the zone, 

height district, specific plan, supplemental use district, or any other land use 

regulation shall be permitted. 

 

(3)  Yards.  Existing observed yards not meeting the yards required by 

the zone, height district, specific plan, supplemental use district, or any other 

land use regulation shall be permitted. 

 

D.  Uses.  Notwithstanding the nonconforming provisions of Section 12.23 B 1 

(c) of the Code, or the provisions of Section 12.21 C 5 (h) of the Code concerning 

buildings or uses that cross two or more zones, dwelling units, guest rooms, and joint 

living and work quarters shall be permitted in Adaptive Reuse Projects, so long as 

the use is permitted by the underlying zone or approved by the Zoning Administrator 

pursuant to Section 6 below. 

 

E.  Conformance with Other Applicable Codes, Provisions, or 

Guidelines.  Adaptive Reuse Projects shall be developed as determined by the 

Departments of Building and Safety and Fire in conformance with all applicable 

codes, provisions, or guidelines the Departments of Building and Safety and Fire. 

 

Sec. 6.  ZONING ADMINISTRATOR APPROVAL.  The Zoning Administrator may, 

upon application, permit Adaptive Reuse Projects as set forth in this Section.  In addition to 

the findings otherwise required by Section 12.24 X of the Code, the Zoning Administrator 

shall also make the findings required by this Section. 

 

A.  Manufacturing Zones.  A Zoning Administrator may, upon application, 

permit Adaptive Reuse Projects in the MR1, MR2, M1, M2 and M3 zones in Adaptive 

Reuse Incentive Areas, subject to the following: 

 

(1)  Incentives and Exceptions.  The Zoning Administrator may grant, 

modify or deny some or all of the incentives set forth in Section 5 A above, or 

some or all of the exceptions set forth in Section 5 C above, to an Adaptive 

Reuse Project proposed pursuant to this Section. 



 
     

     

 

(2) Conditions and Findings.  The Zoning Administrator shall:   

 

(i)  Require that one or more signs or symbols of a size and 

design approved by the Fire Department are placed by the applicant at 

designated locations on the exterior of each Adaptive Reuse Project to 

indicate the presence of residential uses; and 

 

(ii)  Limit the occupations permitted in joint living and work 

quarters to the following: accountants; architects; artists and artisans; 

attorneys; computer software and multimedia related professionals; 

consultants; engineers; fashion, graphic, interior and other designers; 

insurance, real estate and travel agents; photographers and other 

similar occupations; and 

 

(iii)  Require the Adaptive Reuse Project to comply with all other 

applicable codes, provisions, or guidelines of the Departments of 

Building and Safety and Fire pursuant to Section 12.22 A 26 (l)  of the 

Code; and 

 

(iv)  Find that the Adaptive Reuse Project complies with the 

standards for dwelling units, guest rooms, and joint living and work 

quarters set forth in Section 12.22 A 26 (i) of the Code; and 

 

(v)  Find that the uses of property surrounding the proposed 

location of the Adaptive Reuse Project will not be detrimental to the 

safety and welfare of prospective residents; and 

 

(vi)  Find that the Adaptive Reuse Project will not displace viable 

industrial uses; and 

 

(vii)  Find that any building constructed on or after July 1, 1974, 

meets the eligibility criteria set forth in Subsection C below. 

 

B.  C and R5 Zones.  The regulations of set forth in Section 5 above, shall 

apply to an Adaptive Reuse Project in any building constructed on or after July 1, 

1974 in the CR, C1, C1.5, C2, C4, C5, CM, or R5 Zones in Adaptive Reuse Incentive 

Areas provided that the Zoning Administrator determines that the building meets the 

eligibility criteria set forth in Subsection C below. 

 

C.  Eligibility Criteria for Buildings Constructed on or after July 1, 1974.  

A building constructed on or after July 1, 1974 shall be an Eligible Building if the 

Zoning Administrator finds that: 



 
     

     

 

(1)  Five years have elapsed since the date of issuance of final 

certificates of occupancy; and  

 

(2)  The building is no longer economically viable in its current use or 

uses.  In making this finding, the Zoning Administrator shall consider the 

building’s past and current vacancy rate, existing and previous uses, and real 

estate market information.  The Zoning Administrator may require the 

applicant to submit independently verified documentation. 

 

D.  Floor Area Averaging.  The Zoning Administrator may, upon application, 

permit floor area averaging in Unified Adaptive Reuse Projects in the MR1, MR2, 

M1, M2, M3, CR, C1, C1.5, C2, C4, C5, CM, or R5 Zones in Adaptive Reuse 

Incentive Areas.  The averaging of floor area may be permitted for purposes of 

determining compliance with the 750 square foot minimum average unit size 

standard for dwelling units and joint living and work quarters, as set forth in Section 5 

B above.  

 

Individual buildings may fall below the minimum average unit size standard, 

so long as the average size of all the dwelling units and joint living and work quarters 

in the Unified Adaptive Reuse Project is at least 750 square feet, and no dwelling 

unit or joint living and work quarters is less than 450 square feet in area.  The Zoning 

Administrator shall determine whether a project is a Unified Adaptive Reuse Project.  

All owners of the property requesting floor area averaging must sign the application.  

A current title search shall be submitted with the application to insure that all required 

persons have signed the application. 

 

If the Zoning Administrator approves the floor area averaging, then all owners 

of the property requesting floor area averaging and all owners of each lot contained 

in the Unified Adaptive Reuse Project shall execute and record an affidavit.  A copy 

of each executed and recorded affidavit shall be filed with the Office of Zoning 

Administration.  Each affidavit shall run with the land, be approved by the Zoning 

Administrator prior to the issuance of any building permits, and shall guarantee the 

following:  (1) the use of any floor area converted to dwelling units or joint living and 

work quarters shall be maintained and not changed; and (2) the number of these 

units or quarters approved by the Zoning Administrator shall not be increased. 

 

E.  Procedures.  An application for permission pursuant to this Specific Plan 

shall follow the procedures for adjustments set forth in Section 12.28 C 1, 2, and 3 of 

the Code.  However, the Zoning Administrator may waive the public hearing required 

in that section if the owners of all properties abutting, across the street or alley from, 

or having a common corner with the building have expressed in writing no objections 

to the Adaptive Reuse Project. 
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Section 12.24-X, 1 
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 LOS ANGELES MUNICIPAL CODE 

SECTION 12.24-X, 1 

 

 Adopted by Ordinance No. 172,571, effective June 3, 1999 

 Amended by Ordinance No. 174,315, effective December 20, 2001 

Amended by Ordinance No. 175,588, effective December 1, 2003 

 

Clarified by the following Zoning Administrator’s Interpretation: 

Case No. ZA 2004-7710 (ZAI), dated December 21, 2004 

 

SUMMARY  

 

Section 12.24-X, 1 enables a Zoning Administrator to approve adaptive reuse projects, as 

discussed below. This ordinance does not apply to adaptive reuse projects in any of the 

areas set forth in the Adaptive Reuse Incentive Areas Specific Plan, Ordinance No. 

175,038. 

 

�� Inside the Downtown Project Area:  
 

�� Adaptive reuse projects in the “M” manufacturing zones require a Zoning 

Administrator’s review and approval. 

 

�� Eligible residential buildings may be converted to adaptive reuse projects. 

   

�� Outside the Downtown Project Area:  
 

�� Adaptive reuse projects in the “C” commercial and “R5" multi-family residential 

zones require a Zoning Administrator’s review and approval. 

 

�� Eligible residential buildings may be converted to adaptive reuse projects, but 

only if they have been completely and continuously vacant since March 1, 

2002. 

 

�� Inside and Outside the Downtown Project Area:  
 

�� Buildings constructed on or after July 1, 1974, must be at least five years old. 

A Zoning Administrator must also find that such buildings are no longer 

economically viable in their current use or uses. 

 

�� The incentives for rental and condominium adaptive reuse projects are the 

same. However, condominium adaptive reuse projects require subdivision 

approval. Applicants planning condominium adaptive reuse projects are 

advised to first file with the Deputy Advisory Agency. The Deputy Advisory 

Agency is also a Zoning Administrator who has the authority to grant all of the 

incentives available through the Citywide Adaptive Reuse Ordinance to “for 

sale” adaptive reuse projects. 

 



 
     

     

TEXT OF EXCERPT FROM LAMC 

 

1.  Adaptive Reuse Projects. A Zoning Administrator may, upon application, permit 

Adaptive Reuse Projects pursuant to this subdivision. Except that, the provisions of this 

subdivision shall not apply to those areas set forth in the Adaptive Reuse Incentive Areas 

Specific Plan, Ordinance No. 175,038.  Furthermore, the provisions of this subdivision shall 

not apply to the M zones outside the Downtown Project Area. The boundaries of the 

Downtown Project  Area are described in Section 12.22 A 26 (g) of the Code. 

 

In conformance with Paragraph (b) below, the Zoning Administrator may permit 

Adaptive Reuse Projects in the M zones inside the Downtown Project Area. Outside the 

Downtown Project Area, the Zoning Administrator may  permit Adaptive Reuse Projects in 

the C and R5 zones.  

 

  In conformance with Paragraph (c) below, the Zoning Administrator may  permit 

Adaptive Reuse Projects in the C and R5 zones in all or any portion of a building 

constructed on or after July 1, 1974,  inside the Downtown Project Area.    

 

In conformance with Paragraph (d) below, the Zoning Administrator may permit floor 

area averaging in unified Adaptive Reuse Projects in the C, M and R5 zones inside the 

Downtown Project Area. Outside the Downtown Project Area, the Zoning Administrator may 

permit this floor area averaging in the C and R5 zones.  

 

 (a) Definitions.  The definition of “Adaptive Reuse Project” set forth in 

Section12.22 A 26 (c) of the Code shall apply inside the Downtown Project Area. 

Outside the Downtown Project Area, the following definitions shall apply: 

 

Adaptive Reuse Project is any change of an existing Non- Residential  

Use to new dwelling units, guest rooms, or joint living and work quarters in all or 

any portion of any eligible building. 

 

Non-Residential Use means any use other than dwelling units, guest 

rooms, or joint living and work quarters.  Except that, if all the dwelling units, 

guest rooms or joint living and work quarters in an eligible building were 

completely and continuously unoccupied from March 1, 2002 through and 

including the date an application for an Adaptive Reuse Project is filed pursuant 

to this subdivision, then those units, rooms or quarters shall be considered to be 

a Non-Residential Use.  

    

   (b) C, M and R5 Zones. The following shall apply to Adaptive Reuse 

Projects in the MR1, MR2, M1, M2 and M3 zones inside the Downtown Project 

Area; and to such projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 zones 

outside the Downtown Project Area:     

 

(1) Eligible Buildings.  A Zoning Administrator shall only permit 

Adaptive Reuse Projects in the following buildings: 

 



 
     

     

(i) Buildings constructed in accordance with building and zoning 

codes in effect prior to July 1, 1974.  A Certificate of Occupancy, 

building permit, or other suitable documentation may be submitted as 

evidence to verify the date of construction. 

 

(ii) Buildings constructed in accordance with building and zoning 

codes in effect on or after July 1, 1974, if:  five years have elapsed 

since the date of issuance of final Certificates of Occupancy; and the 

Zoning Administrator finds that the building is no longer economically 

viable in its current use or uses. 

 

In making this finding, the Zoning Administrator shall consider 

the building’s past and current vacancy rate, existing and previous 

uses, and real estate market information.  The Zoning Administrator 

may require the applicant to submit independently verified 

documentation. 

 

(iii) Buildings designated on the National Register of Historic 

Places, the California Register of Historical Resources, or the City of 

Los Angeles List of Historic-Cultural Monuments.  Contributing 

Buildings in National Register Historic Districts or Contributing 

Structures in Historic Preservation Overlay Zones (HPOZ) established 

pursuant to Section 12.20.3 of this Code are also eligible buildings. 

 

(2)  Incentives and Exceptions.  The Zoning Administrator may grant, 

modify or deny some or all of the incentives set forth in Section 12.22 A 26 (h), or 

some or all of the exceptions set forth in Section 12.22 A 26 (j), to Adaptive Reuse 

Projects proposed pursuant to this subdivision. Furthermore, the Zoning 

Administrator shall have the authority to grant any other incentives or exceptions 

from the Code required to permit Adaptive Reuse Projects proposed pursuant to this 

subdivision, including but not limited to the authority to permit dwelling units, guest 

rooms and joint living and work quarters in Adaptive Reuse Projects, notwithstanding 

the nonconforming provisions of Section 12.23 of the Code. 

 

   (3) Findings and Conditions for the C and R5 Zones. If the Adaptive 

Reuse Project is in the CR, C1, C1.5, C2, C4, C5, CM or R5 zones outside the 

Downtown Project Area, then the Zoning Administrator shall find that the 

Adaptive Reuse Project complies with the standards for dwelling units, guest 

rooms and joint living and work quarters set forth in Section 12.22 A 26 (i).  

Exception: This finding is not required if the Zoning Administrator does not grant 

the density incentive set forth in Section 12.22 A 26 (h) (2).  

 

   Before approving a reduced parking incentive pursuant to Subparagraph (2) 

above, the Zoning Administrator shall also find that the surrounding area will not 

be adversely affected by overflow parking or traffic congestion originating or 

terminating at the site of the Adaptive Reuse Project. 

 

(4) Findings and Conditions for the M Zones.  If the Adaptive Reuse 

Project is in the MR1, MR2, M1, M2 or M3 zones inside the Downtown Project 



 
     

     

Area, then the Zoning Administrator shall: 

 

(i) Require that one or more signs or symbols of a size and 

design approved by the Fire Department are placed by the applicant at 

designated locations on the exterior of each Adaptive Reuse Project to 

indicate the presence of residential uses; 

 

  (ii) Limit the occupations permitted in joint living and work 

quarters to the following: accountants; architects; artists and artisans; 

attorneys; computer software and multimedia related professionals; 

consultants; engineers; fashion, graphic, interior and other designers; 

insurance, real estate and travel agents; photographers and similar 

occupations; 

 

(iii) Find that the Adaptive Reuse Project complies with the 

standards for dwelling units, guest rooms, and joint living and work 

quarters set forth in Section 12.22 A 26 (i);  

 

(iv) Find that the uses of property surrounding the proposed 

location of the Adaptive Reuse Project will not be detrimental to the 

safety and welfare of prospective residents; and 

 

(v) Find that the Adaptive Reuse Project will not displace viable 

industrial uses. 

 

(c) Buildings constructed on or after July 1, 1974.  The provisions of 

Section 12.22 A 26 shall apply to Adaptive Reuse Projects in all or any portion of a 

building constructed on or after July 1, 1974, in the CR, C1, C1.5, C2, C4, C5, CM, 

or R5 zones inside the Downtown Project Area if: five years have elapsed since the 

date of issuance of final Certificates of Occupancy; and a Zoning Administrator finds 

that the building is no longer economically viable in its current use or uses. 

 

In making this finding, the Zoning Administrator shall consider the building’s 

past and current vacancy rate, existing and previous uses, and real estate market 

information. The Zoning Administrator may require the applicant to submit 

independently verified documentation. 

 

(d) Floor Area Averaging.  The following shall apply to applications to permit 

floor area averaging in unified Adaptive Reuse Projects in the CR, C1, C1.5, C2, C4, 

C5, CM, MR1, MR2, M1, M2, M3, or R5 zones inside the Downtown Project Area; 

and to such applications in the CR, C1, C1.5, C2, C4, C5, CM, or R5 zones outside 

the Downtown Project Area.  

 



 
 

The Zoning Administrator may permit averaging of floor area in unified 

Adaptive Reuse Projects for purposes of determining compliance with the 750 

square foot minimum average unit size standard for dwelling units and joint living 

and work quarters, as set forth in Section 12.22 A 26  (i).  For purposes of this 

subdivision, a unified Adaptive Reuse Project means an Adaptive Reuse Project 

composed of two or more buildings, so long as the Project has all of the following 

characteristics: (a) functional linkages, such as pedestrian or vehicular 

connections; (a) common architectural and landscape features, which constitute 

distinctive design elements of the project; and (c) a unified appearance when 

viewed from adjoining streets.  Unified Adaptive Reuse Projects may include lots 

that abut or are separated only by an alley or are located across the street from 

any portion of each other. 

 

Individual buildings may fall below the minimum average unit size 

standard, so long as the average size of all the dwelling units and joint living and 

work quarters in the unified Adaptive Reuse Project is at least 750 square feet, 

and no dwelling unit or joint living and work quarters is less than 450 square feet 

in area.  The Zoning Administrator shall determine whether a Project meets the 

definition of a unified Adaptive Reuse Project as set forth above.  All owners of 

the property requesting floor area averaging must sign the application.  A current 

title search shall be submitted with the application to insure that all required 

persons have signed the application. 

 

If the Zoning Administrator approves the floor area averaging, then all 

owners of the property requesting floor area averaging and all owners of each lot 

contained in the unified Adaptive Reuse Project shall execute and record an 

affidavit.  A copy of each executed and recorded affidavit shall be filed with the 

Office of Zoning Administration.  Each affidavit shall run with the land, be 

approved by the Zoning Administrator prior to the issuance of any building 

permits, and shall guarantee the following: (1) The use of any floor area 

converted to dwelling units or joint living and work quarters shall be maintained 

and not changed; and (2) The number of these units or quarters approved by the 

Zoning Administrator shall not be increased. 

 

 (e) Procedures.  An application for permission pursuant to this 

subdivision shall follow the procedures for adjustments set forth in Section 12.28 

C 1, 2, and 3.  However, the Zoning Administrator may waive the public hearing 

required in that section if the owners of all properties abutting, across the street 

or alley from, or having a common corner with the building have expressed in 

writing no objections to the Adaptive Reuse Project. 

 

 



 
 

LOS ANGELES MUNICIPAL CODE 

SECTION 12.24-X, 13 

 

Adopted by Ordinance No. 155,843, effective September 11, 1981 

Amended by Ordinance No. 169,670, effective May 13, 1994 

Amended by Ordinance No. 173,992, effective July 6, 2001 

Amended by Ordinance No. 174,315, effective December 20, 2001 

 

SUMMARY 

 

Section 12.24-X,13 enables a Zoning Administrator to approve joint living and work 

quarters for artists, artisans, architects, and designers. This section includes the 

following main provisions: 

 

�� Adaptive reuse projects in the “M” manufacturing zones may be approved in any 

existing commercial or industrial building. 

 

�� There is no minimum required age for an existing building. 

 

�� The incentives for rental and condominium adaptive reuse projects are the same. 

However, condominium adaptive reuse projects require subdivision approval.  

Applicants planning condominium adaptive reuse projects are advised to first file 

with the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning 

Administrator who has the authority to grant all of the incentives available 

through Section 12.24-X, 13 to “for-sale” adaptive reuse projects. 

 

TEXT OF EXCERPT FROM LAMC  

 

13.   Joint Living and Work Quarters. A Zoning Administrator may, upon 

application, permit joint living and work quarters for artists and artisans, including 

individual architects and designers, in commercial and industrial buildings in the CR, 

CM, MR1, MR2, M1, M2 and M3 Zones, and permit joint living and work quarters with 

reduced parking in the C1, C1.5, C2, C4 and C5 Zones. 

    

(a)   Findings.  In addition to the findings otherwise required by this 

section, the Zoning Administrator shall also find: 

    

(1)  that the uses of property surrounding the proposed location of 

the joint living and work quarters and the use of the proposed location will 

not be detrimental to the health, safety and welfare of prospective 

residents of the quarters; and 

    

(2) that the proposed joint living and work quarters will not displace 

viable industrial uses and will not substantially lessen the likelihood that 

the property will be available in the future for industrial uses. 



 
 

 

     (b)   Requirements.  The Zoning Administrator shall also require: 

 

(1)  that the authorized use shall be of no force and effect unless 

and until satisfactory evidence is presented to the Zoning Administrator for 

review and attachment to the file that a business tax registration certificate 

has been issued to each tenant by the Office of Finance pursuant to Los 

Angeles Administrative Code Section 21.03 permitting those persons to 

engage in business as artists or artisans; and 

    

(2)  that one or more signs or symbols of a size and design 

approved by the Fire Department shall be placed by the applicant at 

designated locations on the exterior of each building approved as joint 

living and work quarters to indicate that these buildings are used for 

residential purposes. 

 

(c)   Zoning Administrator Authority.  The Zoning Administrator has the 

authority to: 

 

(1)   Reduce or eliminate yards and setbacks required by this article 

if they cannot be provided; 

 

    (2)   Reduce or eliminate off-street automobile parking spaces 

required by this article if there is no area available for parking on the site; 

and 

    (3)   Waive the public hearing if the owners of all the properties 

abutting, across the street or alley from, or having a common corner with 

the building have expressed no objections to the quarters in writing.  

 

(d)   Procedures. An application for permission pursuant to this 

subdivision shall follow the procedures for adjustments set forth in Section 12.28 

C1, 2, and 3.  However, the Zoning Administrator may waive the public hearing 

required in that section if the owners of all properties abutting, across the street 

or alley from, or having a common corner with the buildings have expressed in 

writing no objections to the quarters.  

 

 

 

 

 

 



 
 

LOS ANGELES MUNICIPAL CODE 

SECTION 12.13-A, 2 (a) (27) 

 

Adopted by Ordinance No. 169,670, effective May 13, 1994 

Amended by Ordinance No. 172,572, effective June 3, 1999 

 

Clarified by the following Zoning Administrator’s Interpretation: 

Case No. ZA 2004-6824 (ZAI), dated November 5, 2004 

 

SUMMARY 

 

Section 12.13-A,2 (a) (27) permits live/work units on a by-right basis citywide in the C1, 

C1.5, C2, C4, C5 and CM zones.  Parking and yard incentives are provided.    

 

TEXT OF EXCERPT FROM LAMC 

 

(27) Joint living and work quarters for the following occupations: 

accountants; architects; artists and artisans; attorneys; computer software and 

multimedia related professionals; consultants; engineers; fashion, graphic, interior and 

other designers; insurance, real estate and travel agents; photographers and other 

similar occupations as determined by the Zoning Administrator, provided that the 

commercial uses are permitted by the underlying zone. For all existing buildings, the 

yards required shall be the same as the yards observed by the existing structures on 

the site. For an existing building, for which a building permit was issued before April 1, 

1994, and which contains no more than eight living and work quarters, the number of 

parking spaces required shall be the same as the number of spaces existing on the site.  

All other buildings used for this purpose must meet the parking and yard requirements 

for residential buildings. 

 

 

 

 





































 
 

 

FREQUENTLY ASKED QUESTIONS 

City of Los Angeles Adaptive Reuse Construction Standards 

 

 

Must I structurally retrofit the existing building when converting it to joint living 

and working quarters? 

Must I comply with disabled access requirements? 

May I obtain a voluntary structural upgrade permit without first complying with 

disabled access requirements? 

Is an AQMD permit required for asbestos removal? 

May a fire escape be used as a required exit? 

Is a roof top use allowed? 

Are sprinklers required for adaptive reuse buildings? 

May existing openings located on the property line (i.e. windows) be retained? 

What are the requirements for smoke control systems? 

Are emergency escape or rescue windows required? 

 

Must I structurally retrofit the existing building when converting it to joint living 

and working quarters? 

YES.  The conversion of any portion of an existing building to Joint Living and Work 

Quarters shall be analyzed for 75% of the Design Basis Ground Motion, as defined in 

CBC Section 1627, and as specified in California Building Code (CBC) Section 1629.1, 

and shall not be designed less than the original building design.  To obtain specifics on 

structural systems, refer to Chapter 85 of the Los Angeles Building Code or contact your 

local building official. 

 

Must I comply with disabled access requirements? 

NO.  Conversion of an existing building to a privately-owned residential use does not 

trigger disabled access requirements.  Any portion of a building utilized for work, 

however, requires disabled access if there are employees, or if that portion of the 

building is open to the general public.  

 

Note:  If the existing commercial components will be maintained, then any remodeling 

including structural upgrades are subject to disabled access requirements.  

 

May I obtain a voluntary structural upgrade permit without first complying with 

disabled access requirements? 

NO.  Division I compliance is required when alterations, structural repairs, or additions 

are made to existing buildings or facilities.  

 

However, the disabled access and plan check supervisor may grant an early start 

modification for buildings that are being converted to 100% residential use.  These 

modifications will be handled on a case-by-case basis.  



 
 

Is an AQMD permit required for asbestos removal? 

YES.  A South Coast Air Quality Management District (AQMD) permit is a written 

authorization to build, install, alter, replace, or operate equipment that emits or controls 

the emission of air contaminants, like asbestos, fine particulate matter (PM10), oxides of 

sulfur (SOx), or toxics.  State and federal clean air regulations mean that air pollution 

control permits are a part of doing business in the Basin. Permits ensure that emission 

controls meet the need for our region to make steady progress toward achieving and 

maintaining federal and state air quality standards. You can obtain further information 

from the AQMD Web site www.aqmd.gov.  

 

May a fire escape be used as a required exit? 

YES, when two or more exits are required, one exit may be an existing fire escape.   

The fire escape shall be in good operating condition and shall not be used as an exit for 

an assembly occupancy. 

 

Is a roof top use allowed? 

Roof top occupancies are allowed provided the use is not located above the story or 

height set by Table 5B of the Los Angeles Building Code.  Two means of egress are 

required for common use areas above the second floor.  Common use areas with 

assembly occupancy of 50 or more occupants shall not use a fire escape as a means of 

egress.  

 

Are sprinklers required for adaptive reuse buildings? 

Sprinklers shall be provided if required by current code.  High-rise buildings with 

building permits issued prior to July 1, 1974 may comply with the fire safety standards of 

Section 91.8604, provided the sprinkler calculation in mixed occupancies is in 

accordance with NFPA 13 and sprinkler heads are the quick response type.  

 

May existing openings located on the property line (i.e. windows) be retained? 

Existing unprotected opening(s) may be maintained without complying with current 

code.  However, openings that need to be protected or are not allowed by current code, 

due to proximity to property line(s), shall be protected with a water curtain.  Exterior 

openings that are not allowed by the current code due to proximity to property line(s) 

shall not be used to satisfy other code requirements, such as light and ventilation, 

smoke control, or emergency egress.  Also, openings in enclosed exit stairs shall 

comply with CBC Section 1005.3.3. 

 

What are the requirements for smoke control systems? 

Existing high-rise buildings shall provide smoke control system(s) for all portions of the 

building, including the basement.  Section 8502.3 of the LABC provides exceptions for 

mechanical smoke control requirements. 

 

Are emergency escape or rescue windows required? 

Every sleeping area below the fourth story shall be provided with an emergency escape 

or rescue window or door, which complies with the requirements of CBC Section 310.4.  

Every escape or rescue window shall open to a public street, public alley, yard or exit 

court.  Emergency escape and rescue window(s) may open into an exiting court as 

specified in Section 8502.1.2 of the LABC. 
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Guidelines on obtaining permits for Adaptive Reuse Projects (ARP) 

 

1. A City task force consisting of key staff from the Mayor's Office of Economic 

Development/LA Business Team, Los Angeles Fire Department, and Department of 

Building and Safety (LADBS) has been assembled to guide, assist and facilitate Adaptive 

Reuse projects through every stage of design, entitlement, permitting, construction and 

inspection. 

 

2. For further information, please refer to www.ladbs.org.   Also, the following table may be 

used as a guideline for referring to some related code sections. 

 
 

Where to look for (always refer to the original 

documents for the entire content) 

 

 

Questions 

 

Downtown Area 

 

Outside of Downtown 

Area 

 

Definition of ARP 

 

ARO 12.22A26 (c) 

 

Specific Plan Section 4 

 

Boundary of project area 

 

ARO 12.22A26 (g) 

 

Specific Plan Section 1 

 

Eligible buildings 

 

ARO 12.22A26 (d) 

 

Specific Plan Section 4 & 5 

 

Incentives for density, parking, 

new mezzanine area, loading 

zone, etc 

 

ARO 12.22A26 (h) 

 

Specific Plan Section 5A 

 

Exceptions to floor area, height, 

yard setbacks 

 

ARO 12.22A26 (j) 

 

Specific Plan Section 5C 

 

Standards 

 

ARO 12.22A26 (i) 

 

Specific Plan Section 5B 

 

Current zoning designation 

 

Log on www.ladbs.org, select Online Services, then 

Parcel Profile Report 

 

Design criteria for fire life safety 

related issues 

 

Division 85 Alternative Building Standards for Joint 

Living and Work Quarters 

  



 
 

 

3.  Please call Case Management at (213) 482-6864 to schedule a Feasibility/Pre-

development meeting with the ARO Task Group.  The meeting will be scheduled within 14 

working days from the time you provide the following:  A completed Feasibility Study 

Request Form, which can be downloaded from www.ladbs.org, under Reports & 

Publications, Adaptive Reuse Project.  The Form can be faxed to “Attention Case 

Management Adaptive Reuse” at 213-482-6874.   

 

4. Incorporate the comments from the preliminary meeting, finalize the design work and 

prepare construction plans.  The plans must be signed and stamped by a California State 

licensed architect and/or engineer. 

 

5. Complete permit applications (www.ladbs.org/Forms/forms.htm) for each discipline 

and submit plans.  Contact the project manager to assist you with the plan submittal.  

All plan submittals will be at the Metro Office of Department of Building and Safety 

(201 N. Figueroa Street). 

 

 
 

Type of permit 

 

Permit covers: 

 

Comment 

 

Building permit 

 

Fire and life safety items 

Structural upgrade 

Demolition work 

Disabled access 

compliance  (for 

commercial component 

only, if any)  

 

Three sets of architectural plans required  

     - one for building plan check 

     - one for Fire Dept. plan check 

     - one set for Disabled Access Division 

One set of structural calculation 

Four sets of Soil’s Report (if  required) 

    - one for Building Plan Check 

    - three for Grading Division 

 

Mechanical 

permit  

 

HVAC System 

Smoke Evacuation 

System 

 

One set of plan and calculation required 

 

Plumbing permit 

 

Waste and Vent System 

Water piping, Gas System 

 

One set of plan and calculation required  

 

Sprinkler Permit 

 

Fire sprinkler, fire pump, 

storage tank, stand pipes 

 

One set of plan and calculation required  

 

Electrical permit 

 

Electrical works  

Fire Alarm System 

 

One set of plan and calculation required 

for each item. One permit may be 

obtained for both items. Fire alarm require 

LAFD clearance 

 

Elevator permit 

 

Elevator works (if any) 

 

One set of plan and calculation required  

   



 
 

        

6. The plan check review time depends on the current backlog but normally takes four 

to six weeks.  There is an expedited plan check process available by LADBS and LA 

Fire Department for an additional review fee on top of the submittal fee.  The expedite 

process may shorten the total plan check process by about half.  The Plan Check 

Engineer will provide applicants with a list of corrections, and a clearance summary 

sheet  - if clearance is required from other agencies - when plan checking is 

completed. 

 

7. The applicant will revise the plans to comply with the corrections, obtain all the 

required agency clearances then call the plan check engineer for a verification 

appointment. 

 

8. Once the revised plans are in conformance with the Los Angeles Municipal Codes, 

LADBS will issue the permits after permit fees are paid.  The applicant may then 

begin construction. 

 

9. The applicant must notify LADBS when the work is ready for inspection.  To request 

an inspection, the applicant should contact LADBS at (888) LA-4-BUILD and Fire 

Department at (213) 482-6900.  

 

10. A report from a certified asbestos consultant is required if any demolition work will    

remove materials containing asbestos.  

 

11. After final inspection approval, LADBS will issue a Certificate of Occupancy (C/O) 

for the project. 

 

 



 
   

   

 

CALIFORNIA CODES 

HEALTH AND SAFETY CODE 

SECTION 17958.11 

 

17958.11.  (a) Any city or county may adopt alternative building 

regulations for the conversion of commercial or industrial buildings, 

or portions thereof, to joint living and work quarters.  As used in 

this section, "joint living and work quarters" means residential 

occupancy by a family maintaining a common household, or by not more 

than four unrelated persons, of one or more rooms or floors in a 

building originally designed for industrial or commercial occupancy 

which include (1) cooking space and sanitary facilities in 

conformance with local building standards adopted pursuant to Section 

17958 or 17958.5 and (2) adequate working space reserved for, and 

regularly used by, one or more persons residing therein. 

 

   The alternative building regulations adopted pursuant to this 

section shall be applicable in those geographic areas specifically 

designated for such occupancy, or as expressly permitted by a 

redevelopment plan with respect to a redevelopment project area.  The 

alternative building regulations need not impose the same 

requirements as regulations adopted pursuant to Section 17922, except 

as otherwise provided in this section, but in permitting repairs, 

alterations, and additions necessary to accommodate joint living and 

work quarters, the alternative building regulations shall impose such 

requirements as will, in the determination of the local governing 

body, protect the public health, safety, and welfare. 

  

  (b) The Legislature hereby finds and declares that a substantial 

number of manufacturing and commercial buildings in urban areas have 

lost manufacturing and commercial tenants to more modern 

manufacturing and commercial premises, and that the untenanted 

portions of such buildings constitute a potential resource capable, 

when appropriately altered, of accommodating joint living and work 

quarters which would be physically and economically suitable 

particularly for use by artists, artisans, and similarly-situated 

individuals.  The Legislature further finds that the public will 

benefit by making such buildings available for joint living and work 

quarters for artists, artisans, and similarly-situated individuals 

because (1) conversion of space to joint living and work quarters 

provides a new use for such buildings contributing to the 

revitalization of central city areas, (2) such conversion results in 

building improvements and rehabilitation, and (3) the cultural life 

of cities and of the state as a whole is enhanced by the residence in 

such cities of large numbers of persons regularly engaged in the arts. 



 
   

   

   (c) The Legislature further finds and declares that (1) persons 

regularly engaged in the arts require larger amounts of space for the 

pursuit of their artistic endeavors and for the storage of materials 

therefor, and of the products thereof, than are regularly found in 

dwellings, (2) the financial remunerations to be obtained from a 

career in the arts are generally small, (3) persons regularly engaged 

in the arts generally find it financially difficult to maintain 

quarters for their artistic endeavors separate and apart from their 

places of residence, (4) high property values and resulting rental 

costs make it particularly difficult for persons regularly engaged in 

the arts to obtain the use of the amount of space required for their 

work, and (5) the residential use of such space is accessory to the 

primary use of such space as a place of work. 

 

   It is the intent of the Legislature that local governments have 

discretion to define geographic areas which may be utilized for joint 

living and work quarters and to establish standards for such 

occupancy, consistent with the needs and conditions peculiar to the 

local environment.  The Legislature recognizes that building code 

regulations applicable to residential housing may have to be relaxed 

to provide joint living and work quarters in buildings previously 

used for commercial or industrial purposes. 

 

 



 
   

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

LOS ANGELES MUNICIPAL CODE 

Chapter IX, Article 1 

 

City of Los Angeles Building Code 

Division 85 

(Adopted by Ordinance No. 176673, effective July 6, 2005) 
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Incentives for Preserving H istoric Buildings
Introduction

Saving historic buildings
Historic buildings help define the character of our
communities by providing a tangible link with the 
past.  Today, historic districts around the country are 
experiencing unprecedented revitalization as cities use 
their cultural monuments as anchors for 
redevelopment.

Sometimes, efforts to preserve and revitalize historic 
buildings run up against financial obstacles that create 
challenges in reusing these unique structures.
Fortunately, there are several incentives available 
which can make preservation more economically 
feasible.  These incentives are available to all 
qualifying projects: unlike other tax credit programs, 
none of the historical incentives involve a risky 
competition or lottery process.  This information 
packet describes the financial and construction incentives which can make a significant difference in preserving 
buildings and can provide significant benefits to both property owners and the public at large.

Incentives for Preservation
There are several types of incentives which can help preserve historic buildings.  Financial incentives can provide 
income and property tax reductions.  Other construction-based incentives offer additional flexibility in meeting 
building code requirements which can make potential projects significantly more affordable.  Below is a brief 
summary of the major incentives currently available:

Financial Incentives
Rehabilitation Tax Credits provide a 10%  or 20%  tax credit on rehabilitation spending for old and historic 
buildings.

Conservation/Facade Easem ents offer an income tax deduction for the donation of a specified portion of a historic 
building.

TheM ills Act provides property tax relief in exchange for the continued preservation of historic properties.

TheInvestm ent Tax Credit for Low-Incom e Housing provides a tax credit for the acquisition, construction or 
rehabilitation of low-income housing and can be applied to historic structures.

Construction Incentives
TheCity of Los Angeles Adaptive Reuse Provisions streamline the permitting process and provide flexibility in 
meeting zoning and building code requirements for adaptive reuse projects which convert underutilized commercial 
buildings to more productive uses such as live/work and residential units.

TheCalifornia State Historical Building Code provides flexibility in meeting code requirements in historic 
buildings.

The Los Angeles Central Library, once slated for demolition, 
remains one of the crown jewels of Downtown Los Angeles
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20%  Rehabilitation Tax Credit

Description
The Federal Historic Preservation Tax Incentive is a program administered by the National Park Service (NPS) that 
rewards private investment in rehabilitating income producing historic properties, such as offices, rental housing and 
retail.  The incentive provides a 20%  tax credit for all qualifying hard and soft cost expenditures during 
rehabilitation.

Benefits
Tax Credit: The incentive offers a 20%  tax credit for the rehabilitation of certified historic structures.  The credit 
equals 20%  of the amount spent on qualifying rehabilitation expenditures and is claimed in the year in which the 
rehabilitated building is put into service.

Restrictions and Eligibility
Property Types Allowed: Commercial, industrial, agricultural and rental residential properties.  Buildings must be 
depreciable and used in a trade or business to produce income.  Owners or long term lessees of at least 27.5 years for 
residential property and 39 years for nonresidential property may apply.

Property Types Not Allowed:  Properties used exclusively as an owner’s private residence.  However, Congress is 
currently considering legislation that would create a similar 20%  tax credit for the rehabilitation of private homes.

Certified Historic Structure: To be eligible, a building must be listed in the National Register of Historic Places 
or be a contributing structure in a National Register Historic District.  M any more structures are eligible for the 
Register, and property owners may apply for National Register designation as part of the tax credit process.  The Los 
Angeles Conservancy can assist a property owner in determining the eligibility of potential properties. In Los 
Angeles, National Register districts include the Broadway Historic Theatre District, the Spring Street Financial 
District and theHollywood Boulevard Commercial District.

Hard Costs: Rehabilitation expenditures must be capital in nature and depreciable as real property.  Routine 
maintenance costs such as painting and repairs are not eligible unless they are part of an overall rehabilitation.
Acquisition and building enlargement costs do not qualify.

Soft Costs: Qualified expenditures may also include soft costs such as architectural and engineering fees, site 
survey fees, legal expenses, development fees and other construction-related costs, if such costs are added to the 
basis of the property and determined to be reasonable and related to the services performed.

Holding Period: Building owners must hold the structure for five years following the completion of the 
rehabilitation or pay back the credit.  Any alterations during the five years must be reviewed by the NPS.

M aintenance and Alterations: Building owners must not damage, destroy or cover materials or features, interior 
or exterior, which help define the building’s historic character.

Tax-Exem pt Restrictions:  Expenditures allocable to that portion of a building that is, or is reasonably expected to 
be, “tax-exempt use property” do not qualify.  M oreover, the property becomes ineligible if tax-exempt entities 
occupy more than 35%  of the building.

Scope: During a 24 month period, the rehabilitation expenditures must exceed $5,000 or the adjusted basis of the 
building, whichever is greater.  For phased projects with complete sets of architectural drawings and specifications 
for each phase, the window of eligibility is 60 months.  The adjusted basis of the building equals the purchase price 
plus capital improvements less total depreciation and does not include land value.  Also, all new work is expected to 
meet the Secretary of the Interior’s Standards for the Rehabilitation of Historic Properties.
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20%  Rehabilitation Tax Credit (continued)

Adm inistration
Application: Building owners must complete a three-part application in order to receive the 20%  Rehabilitation 
Tax Credit.  Part 1 verifies that the building is listed in or eligible for the National Register.  In Part 2, applicants 
submit a description of the proposed work for approval by the NPS.  In Part 3, the completed project is compared to 
Part 2 and evaluated for compliance with the Standards for Rehabilitation.

Adm inistration: The incentive is jointly administered by the National Park Service in partnership with the State 
Historic Preservation Officer (SHPO) who acts on behalf of the U.S. Department of the Interior.  The Internal 
Revenue Service (IRS) also participates on behalf of the Department of the Treasury.

• The application is first reviewed by the SHPO and is then forwarded to the NPS for review.
• The NPS encourages property owners to apply prior to the start of construction.

Fees: Processing fees which cover the review of the application range from $500 to $2,500 depending on the cost of 
rehabilitation.
Code References: Tax Reform Act of 1986 (PL 99-514; Internal Revenue Code Section 47)

A G eneral O verview  of Tax Credits
A tax credit lowers the amount of tax owed, while a deduction lowers the amount of income which is subject to 
taxation.  In general, every dollar of tax credit reduces the amount of tax owed by one dollar.  Every dollar of tax 
deduction reduces the amount of tax owed by a fraction of a dollar equal to the taxpayer's tax rate.

EXAM PLE O F 
A  20%  REH A BILITA TIO N  TAX CRED IT

W ITH 20%  TAX CREDIT

Rehabilitation Expenditures....................$1,000,000
Qualifying hard and soft costs

Taxable Incom e..........................................$1,600,000

Tax Calculation.............................................$640,000
(40%  tax rate x $1,600,000)

20%  Rehabilitation Tax Credit.................-  $200,000
(20%  credit x $1,000,000)

Tax Paid.........................................................$440,000

W ITHOUT 20%  TAX CREDIT

Taxable Incom e..........................................$1,600,000

Tax Paid.........................................................$640,000
(40%  tax rate x  $1,600,000)

TAX SAVINGS

Tax without 20%  Tax Credit $640,000
Tax with 20%  Tax Credit -  $440,000
Tax Savings....................................................$200,000

Contacts
State Historic Preservation Officer
Office of Historic Preservation
Department of Parks and Recreation
P.O. Box 942896
Sacramento, CA 94296
(916) 653-6624

Preservation Tax Incentives 
Technical Preservation Services
National Park Service
1849 C Street, NW
W ashington, D.C. 20240 
202-513-7270
e-mail:nps_hps-info@ nps.gov
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10%  Rehabilitation Tax Credit

Description
A 10%  tax credit rewards private investment in rehabilitating non-residential buildings built before 1936.In
contrast to the 20%  credit, the 10%  Rehabilitation Tax Credit applies to properties that are not listed in or eligible 
for the National Register of Historic Places. 

Benefits
Tax Credit: The incentive provides a 10%  tax credit on the amount spent on qualifying hard and soft cost 
rehabilitation expenditures of non-historic, non-residential buildings built before 1936.

Restrictions and Eligibility
Property Types Allowed: Non-residential buildings, including hotels

Property Types Not Allowed: Residential buildings, including rental housing and private homes

Hard Costs:  Rehabilitation expenditures must be capital in nature and depreciable as real property.  Routine 
maintenance costs such as painting and repairs are not eligible unless they are part of an overall rehabilitation.
Acquisition and building enlargement costs do not qualify.

Soft Costs: Qualified expenditures may also include soft costs such as architectural and engineering fees, site 
survey fees, legal expenses, development fees and other construction-related costs, if such costs are added to the 
basis of the property and determined to be reasonable and related to the services performed.

Tax-Exem pt Restrictions:  Expenditures allocable to that portion of a building that is, or is reasonably expected to 
be, “tax-exempt use property” do not qualify.  M oreover, the property becomes ineligible if tax-exempt entities 
occupy more than 35%  of the building.

Scope: Projects must pass physical tests for retaining the exterior walls and interior structural framework.  Fifty 
percent of the existing exterior walls must remain in place.  Seventy five percent of the existing interior walls must 
remain in place.  During a 24 month period, the rehabilitation expenditures must exceed $5,000 or the adjusted basis 
of the building, whichever is greater.  For phased projects with complete sets of architectural drawings and 
specifications for each phase, the window of eligibility is 60 months.  The adjusted basis of the building equals the 
purchase price plus capital improvements less total depreciation and does not include land value.  Also, all new 
work is expected to meet the Secretary of the Interior’s Standards for the Rehabilitation of Historic Properties.

Additional Restrictions:  The 10%  and 20%  tax credits are mutually exclusive.  Owners can receive one of the 
credits, but not both.  In addition, owners of historic buildings that are denied certification for the 20%  credit may 
not claim the 10%  credit.  The 10%  Rehabilitation Tax Credit only applies to non-historic, non-residential buildings 
built before 1936.  The type of building, not the owner, determines which credit is applicable.

Adm inistration
Application: There is no formal review process for the rehabilitation of non-historic buildings.  The tax credit m ust 
be claimed on IRS form 3468 for the tax year in which the rehabilitated building is placed in service.

Code References: Tax Reform Act of 1986 (PL 99-514; Internal Revenue Code Section 47)
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Conservation/Facade Easem ents
Charitable Contributions for H istoric Preservation Purposes

Description
The owner of a historic property can earn a significant one-time income tax deduction by donating a conservation 
easement to a qualifying preservation organization such as the Los Angeles Conservancy.  An easem ent is a legal 
agreement between a property owner and a conservation group which restricts the property's future development 
rights by allowing the preservation group to review in perpetuity changes to the property.  W ith a facade easement, 
the area covered by the easement is typically the building's exterior envelope.  Other conservation easements may 
specify historically significant interior spaces or the landscape on which the building sits.

Benefits
Protection: A conservation easement protects a building’s valuable historic and architectural qualities by restricting 
the right to alter its appearance, even after the property changes ownership.

Incom e Tax Deduction: Donors can deduct the value of the easement from their income taxes in the year of the 
grant.  The easement's value is determined by establishing the fair market value of the property without the easement 
and then subtracting the value fair market value of the property with the easement restrictions based on limitations 
of future development, including a building's height, density and use.  The difference between the two amounts is 
the value of the easement.  The Conservancy can provide applicants with a list of qualified appraisers with 
experience in conservation easement assessments in order to value the easement.

Relief Priority: In the event of a natural disaster, holders of conservation easements are often given priority by 
relief organizations like FEM A to receive government funding for any necessary repair work.

Eligibility
Property Type: The building need not be depreciable or income producing.  Private residences are eligible.

Certified Historic Structure: The building must be a certified historic structure listed in the National Register of 
Historic Places or part of a National Register district.  M any more structures are eligible for the Register.  The Los 
Angeles Conservancy can assist a property owner in determining the eligibility of potential properties.

Scope and Access: The easement can apply to a portion of a building, including the facade, the interior or the land 
on which a building is located.  If the interior is included in the easement, it must be accessible to the public.  For 
private residences, viewing facades from public streets qualifies as accessible.

Restrictions
M ortgages: If there is a mortgage on the property, the lender must sign off on the easement.

Preservation: Demolition, alterations and modifications to features specified in the easement must be approved by 
the preservation organization and are reviewed in accordance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties.

Am ount: The amount of the charitable contribution cannot exceed 50%  of the taxpayer’s adjusted gross income in 
the year of donation.  However, the amount by which the contribution exceeds 50%  can be carried over up to five 
years.  An accountant or tax attorney should be consulted to determine the tax benefits for a specific donor.

Use: In practical terms, the easement should not significantly restrict the building’s use.  For facade easements, 
exterior changes require consultation with the preservation organization.  Unless the interior is specifically included 
in the easement, interior alterations can be made at the owner’s discretion.

Duration: The easement is recorded on the title and runs in perpetuity with the deed to the property, regardless of 
the owner.
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Conservation/Facade Easem ents (continued)

Adm inistration
Enforcem ent: The charitable organization enforces the easement through periodic inspections.

Natural Disasters: The easement can also contain certain provisions to govern the restoration or demolition of the 
building in the event of a natural disaster.  These can include requiring the owner to hold casualty loss insurance 
coverage or apply the easement tax benefits to the casualty loss restoration.  Treasury Regulation Section 1.170A-
14(g) 6 establishes threshold conditions under which the easement can be lifted or modified, subject to judicial 
approval.  In the event of a sale following the extinguishment of the easement, the donee organization would receive 
a proportionate amount of the sale proceeds.

Code References:
• Tax Reform Act of 1986; Taxpayer Relief Act of 1997
• Income Tax Deduction: Internal Revenue Code Section 170(h)
• Estate Tax Deduction: Internal Revenue Code Section 2031, 2055 (f)

Costs
Application:  A filing fee is paid to the Los Angeles Conservancy - $250 for 
single-family residential properties, $500 for multi-family or residential properties.

Appraisal:  Appraisal fees will differ depending on the size of the property and the 
complexity of the easement donation.

Filing Fee:Easements must be filed with the Los Angeles County Registrar
Recorder in Norwalk.  The filing fee is $9 for the first page and $3 for each 
additional page.

Docum entation:  In some cases, professional photo documentation of the areas 
covered by the easement may be required.  These costs will vary according to the 
number and type of photographs required.

Easem ent M aintenance:  The Los Angeles Conservancy charges a one-time fee equal to 5%  of the value of the 
easement donation to cover the cost of maintaining the easement in perpetuity, which includes administration and 
inspections.

EXAM PLE O F 
A TAX D ED UCTIO N  FRO M  A CO N SERVATIO N  EASEM EN T

VALUE OF BUILDING W ITH EASEM ENT
Fair M arket Value of Existing Property........$15,000,000

-Five story office building
- 100,000 square feet
- Concrete construction
- Historically significant facade

BUILDING VALUE W ITHOUT EASEM ENT
Case 1- Incom e M ethod

Calculate value of land with entitlement to develop 
property to its highest and best use without easement 
restriction and within existing zoning requirements

Value of Unencum bered Property.................$17,000,000

Value of Easem ent..........................................$2,000,000
($17,000,000– $15,000,000)

Case 2- Com parable Sales M ethod
Compare sale prices of four easement-encumbered
properties from three to seven years after date of 
valuation to sale prices of four comparable
unencumbered properties

Dim inution in value of easem ent-encum bered properties 
com pared to non-encum bered properties

Property 1 12.5%
Property 2 9.0%
Property 3 8.5%
Average diminution in value.............................10.0%

Value of Easem ent..........................................$1,500,000
($15,000,000 x 10.0% )

TAX SAVINGS
(using Case 2)

Value of Conservation Easement......................$1,500,000
Tax Rate x40%
Value of Tax Deduction....................................$600,000

The El Capitan Theatre on 
H ollywood Boulevard established 

its facade easem ent in 1985.
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Conservation/Facade Easem ents (continued)

Conservation/Facade Easem ent Donation Process

Eligibility
To claim a charitable deduction for an easement donation, 
a property must be individually listed in the National 
Register of Historic Places, or be a contributing structure 
in a National Register Historic District.  Unless the 
property is individually listed in the National Register, the 
owner must complete Part I of the "Historic Preservation 
Certification Application," available from and submitted 
to the State Historic Preservation Office in the state where 
the property is located.  If the property is in the process of 
being nominated to the National Register, the owner may 
still treat the donation of the easement as a charitable 
contribution, provided the property becomes listed in the 
National Register by the time federal taxes are due (plus 
six months of extensions) in the year following the 
donation.

Docum entation
W hen the Los Angeles Conservancy accepts an easement, 
the Conservancy's attorney prepares a draft of the 
easement document for review by the owner, his/her 
attorney, and accountant.  This includes the legal 
description of the property, the restoration and 
maintenance requirements, and the photographic 
documentation of existing conditions, including graphic 
guidelines for any future restoration.  The owner and the 
Conservancy review this draft and make any changes that 
are mutually agreeable.

Appraisal and Approvals
After agreement is reached on the terms of the easement, the owner must obtain an appraisal of the value of the 
easement.  This appraisal process includes estimating the cost of compliance with the restoration and maintenance 
requirements of the easement.  For this reason, the appraisal cannot be completed until the easement is drafted.

Settlem ent
In advance of the settlement of the easement contract between the owner and the Los Angeles Conservancy, the 
owner must submit to the Conservancy the consent of the mortgage holder and a current insurance certificate.  A fee 
to the Conservancy pays for the completion of the drafting of the easement document and enables the Conservancy 
to enforce and administer the easement into the future.  Following settlement, the Conservancy records the easement 
and forwards to the owner the recording information.

Tim ing
The amount of time required to process easements can take from three weeks to three months, depending on the 
complexity of the property and the extent of the negotiations required for either the terms and conditions of the 
easement or the restoration and maintenance specifications.  Other factors affecting the easement preparation 
process are the length of time the owner and attorney take to review the document and the time the mortgage holder 
takes to process its consent to the easement.  It is best to begin the easement preparation process early in the 
calendar year in order to ensure that sufficient time is available to process the documents by year-end.

The facade easement for the renovated W iltern 
Theatre helped ensure the integrity of the 

building's historic Art Deco exterior.
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M ills Act
Description
The M ills Act is a state law that allows cities to enter into contracts with owners of 
historic properties to provide property tax relief in exchange for the continued 
preservation of the historic property.  For properties where land represents a large 
portion of the market value such as in high density commercial and residential 
districts, the M ills Act adjusts the property tax to reflect the actual use of the site, 
therefore offering significant tax reductions of approximately 50%  for newly improved 
or recently purchased properties.

Eligibility and Restrictions for the City of Los Angeles
Property Types: Owner-occupied single family residences with a property tax 
assessment of $500,000 or less are eligible.  Income producing commercial properties 
(including apartment and industrial) valued at $1,500,000 or less are also eligible.  The 
Cultural Heritage Commission may grant exemptions to these limits, which has 
occurred more frequently in recent years as property values have soared.  Properties 
located in the Downtown Historic Core or Hollywood Redevelopment District are 
exempt from the property value limits.

Certified Historic Structure: To be eligible, a building must be listed in the National 
Register of Historic Places or be a contributing structure in a National Register 
Historic District.  In addition, owners of City Historic-Cultural M onuments and 
buildings contributing to a City Historic Preservation Overlay Zone are eligible.  All 
new work is expected to meet the Secretary of the Interior’s Standards for the 
Rehabilitation of Historic Properties.

Contract Period:The minimum contract period is ten years and is renewed annually.  The contract is executed 
between the local government and the property owner and is binding for all successive owners during the ten-year
period.  The property owner must allow for the periodic inspection of the interior and exterior to verify compliance.

Adm inistration
Origin: The enabling legislation was passed in 1976 and was subsequently adopted by local cities.  Los Angeles,
Pasadena and San Diego have all adopted the act.

Adm inistration:  The Los Angeles Department of City Planning, Office of Historic Resources handles M ills Act 
administration.

Fees: Nonrefundable application fee of $268. 

Valuation
• Property is valued according to the income method in the Revenue and Tax Code Section 439.21.  Income or 

projected rental income less certain expenses is divided by a capitalization rate to determine the assessed value 
of the property.  The M ills Act assessed valuation is recalculated each year to reflect changes in income, 
expenses, interest rate and amortization.

• If the property is owner occupied, the income is based on comparable rents for similar property in the area, or if 
insufficient rental information is available, the income that it could reasonably be expected to produce under 
prudent management.

Code Reference: California Government Code Section 50280 and Revenue and Tax Code Section 439.1

Contacts
Historical Properties Contracts M anager
Department of City Planning, Office of Historic Resources
200 N Spring Street, Room 667 
Los Angeles California 90012 
(213) 978-1200

Dennis W eber
State of California
Office of Historic Preservation
PO Box 942896
Sacramento CA 94296-0001
(916)653-5789

Oviatt Building, beneficiary 
of M ills Act tax savings



LO S AN G ELES CO N SERVAN CY

523 W est Sixth Street, Suite 826  Los A ngeles, California  90014  Tel (213) 623-2489  Fax (213) 623-3909

Incentives for Preserving Historic Buildings 9

M ills Act (continued)

EXAM PLE O F CO M M ERCIAL
PRO PERTY TA X SA V IN G S FRO M  TH E M ILLS ACT

W ITH M ILLS ACT

Gross Incom e.............................................$2,000,000
($20/square foot x 100,000 square feet)

Less Expenses.............................................-  $400,000
(annual insurance, repairs, utilities)

Net Incom e..................................................$1,600,000
Capitalization Rate

M ortgage Rate 7.75%
Risk Component 2.00%
Tax Rate 1.00%
Amortization Rate 5.00%
Total............................................................15.75%

Property Adjusted Valuation................$10,160,000
($1,600,000 / 15.75% )

Tax Assessm ent.............................................$101,600
($10,160,000 x 1%  property tax rate)

W ITHOUT M ILLS ACT

Property Assessed Valuation.................$15,000,000
($150/sf x 100,000 sf)

Tax Assessm ent.............................................$150,000
($15,000,000  x 1% property tax rate)

TAX SAVINGS

Assessment without M ills Act $150,000
Assessment with M ills Act -  $101,600
Annual Property Tax Savings......................$48,400

EXAM PLE O F RESID EN TIA L
PRO PERTY TA X SA V IN G S FRO M  TH E M ILLS ACT

W ITH M ILLS ACT

Gross Incom e..................................................$14,400
($1,200/month x 12 months based 
on comparable rental rates)

Less Expenses.................................................-  $2,000
(annual insurance, repairs, utilities)

Net Incom e.......................................................$12,400
Capitalization Rate

M ortgage Rate 7.75%
Risk Component 4.00%
Tax Rate 1.00%
Amortization Rate 5.00%
Total............................................................17.75%

Property Adjusted Valuation.......................$68,888
($12,400 / 17.75% )

Tax Assessm ent.....................................................$688
($68,888 x 1%  property tax rate)

W ITHOUT M ILLS ACT

Property Assessed Valuation......................$250,000

Tax Assessm ent.................................................$2,500
($250,000  x 1%  property tax rate)

TAX SAVINGS

Assessment without M ills Act $2,500
Assessment with M ills Act -  $688
Annual Property Tax Savings........................$1,812
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Investm ent Tax Credit for Low -Incom e H ousing

Description
The Investment Tax Credit for Low-Income Housing rewards property owners for providing low-income housing to 
the community.  W hile not explicitly a preservation incentive, the credit can be used in conjunction with the Federal 
Historic Preservation Tax Incentive to provide additional tax savings in order to make an affordable housing project 
feasible.  M ost credits are sold to corporate or individual investors through public or private syndication.

Benefits
• The credit is 4%  per year for 10 years for each unit involving the 20%  rehabilitation tax credit, Federal 

subsidies or tax-exempt bonds.
• The tax credit enables low-income housing sponsors and developers to raise project equity through the sale of 

tax benefits to investors.  Investors benefit from the tax credit by purchasing an ownership interest in one or 
more tax credit housing projects.  In turn, investors take a dollar-for-dollar credit against their tax liability over 
a ten-year period.  The partnership contributes equity to the project which typically finances 30-60%  of the 
capital costs of project construction.

Restrictions and Eligibility
Property Types: Only rental housing projects are eligible for tax credits. Credits can be allocated to new 
construction projects or projects undergoing rehabilitation.

Project Costs: Tax credits are allocated based on the cost basis of the project, including hard and soft development 
costs.  Land costs are not included in determining the amount of credits.  The funding allocated by the Investment 
Tax Credit for Low-Income Housing covers a project's financing shortfall.

Threshold Criteria: The HUD 221(3)(d) Cost Limitations regulations set threshold criteria for potential projects.
Units must meet certain standards on the cost per unit and the number of required low-income units.  Initial incomes 
of households in tax credit units cannot exceed 60%  of the area median income, adjusted for household size.  There 
are also minimum financing commitments and restrictions on the total number of units.

Adm inistration
Adm inistration: The credit program is administered by the California Tax Credit Allocation Committee (TCAC), 
chaired by the State Treasurer and governed by the U.S. Treasury Department's Internal Revenue Service.

Application Process: TCAC is currently revising its selection procedures for the Investment Tax Credit.
Applicants must now complete a package which is scored and ranked.  TCAC then performs a feasibility analysis on
complete and eligible applications to determine the level of funding.  The review process takes about 75 days.

Code References
• Tax Reform Act of 1986; Internal Revenue Code Section 42
• California Code of Regulations, Title 4, Division 17, Sections 10300 -10337

Contacts
Executive Director
California Tax Credit Allocation Committee
915 Capitol M all, Room 485
Sacramento, CA 94209
(916) 654-6340
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City of Los Angeles Adaptive Reuse O rdinance

Description
The Adaptive Reuse Ordinance, approved by the City Council in 1999 and revised in 2002, aims to revitalize Los 
Angeles’ architectural and cultural resources and encourage the development of live/work communities.  Adaptive 
reuse projects convert underutilized buildings to more productive uses such as live/work units, rental dwelling units, 
condominiums, and hotels.  The provisions streamline the application process and provide significantly more 
flexibility in meeting building code and zoning requirements.

Benefits
Land Use Ordinance (City Planning)
• Discretionary review by the Planning Department is not required.
• M any non-compliant site conditions (including building height, parking, floor area and setbacks) are permitted 

without requiring a variance.  Residential density requirements are also waived.
• New mezzanines less than one-third the floor area of the room below are not counted as floor area.

Construction Guidelines (Building and Safety)
• The conversion of existing buildings to privately-owned residential use will not trigger disabled access 

requirementsin the residential use area.  Disabled access is still required in areas used by employees and that 
are open to the general public.

• The construction guidelines provide some flexibility in meeting structural and fire and life safety compliance 
requirements.  Please contact the Department of Building and Safety or Fire Department for specific potential 
benefits.

Eligibility and Restrictions
Location and Age: Buildings must be located in one of the following areas:  Central City, Figueroa Corridor 
Economic Development Strategy Area, Chinatown, Lincoln Heights, Hollywood Community Redevelopment 
Project Area, Central Avenue south of the Santa M onica Freeway and north of Vernon Ave., and portions of the 
W ilshire Center/Koreatown Community redevelopment area.  Buildings located in commercial and multi-residential
(R5) zones whose original building permits were issued before July 1, 1974 are eligible to receive the benefits listed 
under the Adaptive Reuse Ordinance by right.

Com pliance: All newly constructed floor area, except for mezzanines, must comply with the city zoning code.

Size: Dwelling units and live/work units must average 750 square feet in floor area with no unit less than 450 
square feet.

Adm inistration
Three departments of the City of Los Angeles will guide, assist and facilitate the adaptive reuse implementation 
through a project facilitating team.  The team will help projects through the design, permitting and construction 
processes.
• Office of the M ayor
• Department of Building and Safety 
• Fire Department

Contacts
Hamid Behdad, P.E.
M ayor's Office of Economic Development
City of Los Angeles
200 N Spring Street, 13th Floor
Los Angeles, CA 90012
(213)978-0783
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California H istorical Building Code

Description
Preservation and rehabilitation are frequently made more difficult by unnecessarily rigid interpretation of the 
building code.  The intent of the California Historical Building Code (CHBC), formerly the State Historical Building 
Code, is to protect California’s architectural heritage by recognizing the unique construction problems inherent in 
historic environments and offering an alternative code to deal with these problems.  The CHBC provides alternative 
building regulations and standards for the rehabilitation, preservation, restoration, relocation or change of occupancy 
of designated historic buildings.  The CHBC aims to preserve the original or restored architectural elements, 
encourage cost-effective conservation and provide safety for building occupants.

Benefits
The CHBC gives property owners flexibility to find economical methods to allow for the restoration of historic 
features while still retaining the structures’ historic integrity.   M any projects that would otherwise be financially 
impossible under today's building codes are made feasible by the CHBC, whose regulations are performance-
oriented rather than prescriptive.

Eligibility and Restrictions
Certified historic structure:To be eligible, a building must be listed in the National Register of Historic Places or 
contribute to a National Register Historic District.  In addition, owners of City Historic-Cultural M onuments and 
buildings contributing to a City Historic Preservation Overlay Zone are eligible.  All new work is expected to meet 
the Secretary of the Interior’s Standards for the Rehabilitation of Historic Properties.

New Construction: New construction must conform to the regular code, while elements within the historic portion 
are afforded the latitude of appropriate alternatives.

Substandard Buildings: The CHBC is not a license to maintain a substandard building.  Under Section 8-109, all 
qualifying buildings must comply with minimum standards outlined by the code.

Adm inistration
Origin: The CHBC was passed in 1976 and was the first of its kind in the nation.  The CHBC supercedes all other 
California building codes.

Enforcem ent: The State Historic Building Safety Board (SHBSB) within the Office of the State Architect oversees 
the CHBC and its appeals.  However, local enforcing agencies such as the Los Angeles Department of Building and 
Safety are also required to use the code.  Alternative standards are handled on a case-by-case basis depending on the 
building and its use.

Code References
• California State Health and Safety Code Part 2.7- California Historical Building Code, Sections 18950 - 18961
• California Administrative Code- State Building Standards, Title 24, Part 8

Contacts
Executive Director
State Historical Building Safety Board
c/o DSA Headquarters Office 
1102 Q Street, Suite 5100
Sacramento, CA 95814 
(916)445-7627
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